SDMS DOCID # 1149852

Clare Golnick

FX-6: Personal Privacy|

May 21, 2012

Keith Olinger, SFD-7-5

U.S. Environmental Protection Agency, Region IX
Superfund Division

75 Hawthorne Street

San Francisco, CA 94105

RE: 104(c) Request for Information Related to Omega Corporation Superfund Site;
Real Property Located at 9636 Ann Street, Santa Fe Springs, CA

Dear Mr. Olinger:

Pursuant to our exchange of emails regarding the “104(c) Request for Information Related to
Omega Chemical Corporation Superfund Site; Real Property Located at 9636 Ann Street, Santa
Fe Springs, CA” directed to Michael Evans, President of Associated Plating Company, Inc., I
submit the enclosed response on behalf of APC Investment Company and the former
shareholders of Associated Plating Company.

Included in my response are answers to questions regarding the organization and ownership of
Associated Plating Company, APC Investment Company and the subject real property; as well as
the relationships to Associated Plating Company, Inc., the current operator at the subject

property.

I have also included a copy of the soils investigation report of URS dated April 19, 2002. This
report is not in digital format and Mr. Evans did not want to part with his copy of the report. If
possible, I would like to have this report returned to me upon conclusion of this matter.

Mr. Evans will separately provide a response to questions that relate to the ownership and
management of Associated Plating Company, Inc.. He will also provide copies of the reports of
soil and ground water investigations and proposed remedial action that have been generated
pursuant to a “Corrective Action Consent Agreement” with California DTSC, including the
investigations completed prior to the consent agreement. Most of the material provided by Mr.
Evans will be in digital format.

‘Additional testing is scheduled at the subject property. Mr. Evans will provide EPA with a copy
of reports prepared following that work.

As we have discussed, these two responses do not answer all of the specific questions in the
information request. However, the investigation reports should be the best available data to



determine whether the operations at the subject property have contributed to the Omega
contamination plume.

If, after review of the information submitted, EPA requires additional documentation or

information, please let us know and we will do our best to respond to the request. We prefer that
such requests not be in the form of a letter threatening legal action.

Sincercly.

Clare Golnick



Response to information Request
Of the US Environmental Protection Agency
Re: Real Property located at 9636 Ann Street, Santa Fe Springs, CA

1. This response has been prepared by Clare Golnick on behalf of Associated Plating Company, a
California Corporation (*“APC”) that operated an electropiating business at the subject property from
late 1978 to November 13, 1999; the former shareholders of Associated Plating Company; and APC
[nvestment Company, a California corporation ("APCIC") that currently owns the subject property.

Mara Qtaniauv alnial

Clare Golnick was a CPA and Attorney, licensed in the states of California and Nevada. He
served as a director and corporate treasurer of APC for most, if not ali of the period from
January 1, 1978 through August 3, 2000. He was never a full or part time employee of APC.
T1e reviewed the internal quarterly financial statements, prepared annual financial statements
and tax returns, and performed corporate legal work related 1o financial matters and
organizational structure on a fee for service basis, He did not participate in the daily operations
of the business.

Clare Golnick has been a director of APCIC since its incorporation on January 9, 1990. He
served as Secretary/Treasurer until June, 1994, From June 1994 to the present he has served as
President of the corporation.

APC was liquidated and dissolved on or about August 3, 2000. Most of the corporate and other
records of APC have been discarded or destroyed. Records in the possession of Clare Golnick include
copies of financial statements, documents related to the sale of all of its operating assets to Associated
Plating Acquisition Corp., dissolution documents and documents reiated to de minimis settiements
with CPA for the Operating Industries Inc. and Casmalia landfills.

2. Associated Plating Company, a California corporation, (APC)

APC was a corporation organized under the laws of California on July 25, 1952. A copy of the Articles
of Incorporation is submitted as “Document 2-17,

Al an nnbnaum time Alan Baker and Roger Sundmark acquired

_u a Califormia corporation {(RPW). Each corporation owned real estate
near central Los Angeles on which an electroplating business was operated. They hired Stanley A
Golnick to manage each of the businesses. Over a period of years, Stanley Golnick received an
ownership interest in each of the corporations as part of his compensation. Documents related to
these transactions are not available.

In April 1977, a fire destroyed the Los Angeles plant of APC. From April, 1977 until some time in
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Afier all of the receivables had becn coliccted, known liabilities paid and tax retums filed, APC was
dissolved and all of its remaining assets were distributed to the shareholders. A copy of the the
Certificate of Dissolution of Associated Plating Company is submitted as “Document 2-4”

Subsequent to the dissolution of APC, the fonner shareholders have participated in the de minimis
settlement with the Un™-* “—-- Znvironmental Protection Agency for the Operating Industries Inc
Landfill Superfund Sit d has reimbursed the Associated Platina Campany Inc. for APC's
share of the de minimis scwuciucn for the Casmalia Disposal Sitk ‘

The former shareholders have also accepted primary financial responsibility for the investigation and
remediation of the subject real property pursuant to a "Corrective Action Consent Agreement” entered
into by APCI with the California DTSC on January 5, 2004. Through April, 2012, more than $450.,000
of costs had been incurred. Consultants retained by APCI and the former shareholders of APC have so
far been unsuccessful in attempts to devise a plan of remediation that DTSC is willing to approve.

3. There is no corporate affiliation between APCl and APC. Refer to “Document 2-4™

As noted above, only a limited portion of the business records of APC are available. See the response
Question 1. The business records that exist are in the possession of Clare Golnick at his residence in
Aurora, Colorado.

4. - 6. This information will be provided by the representatives of APCI.

7. There has never been any corporate affiliation between APCI and APCIC. Neither APCI or any of
its shareholders. officers or directors have ever had any ownership interest in APCIC. APCIC isa
California corporation that owns the subject real property. Substantially all of the business records of
APCIC are in the possession of Clare Golnick. APCIC has no employees. Accounting and other
matters are handled by Clare Golnick on a fee for service basis. Details regarding APCIC are included
in the response to QQuestion 8.

8. As noted in the response to Question 2, a portion of the subject real property was acquired by
Stanley A. Golnick and Margaret E. Golnick, their adult children and their respective spouses on
December 12, 1977. A copy of the decd is submitted as “Document 8-1". This acquisttion included
approximately half of the land and that is now part of the subject real property and the existing
building.

The property was then leased by the Golnick family to SAG. A copy of the lease is attached as
“Document 8-2".

On or about December 30, 1982, a portion of an adjacent parcel of real property was acquired and
added to the original real estate. The property acquired was an undeveloped portion of property
located at 9515 Sorenson Avenue.

The property was acquired by the recording of a Parcel Map that showed the revised boundaries of the

adjacent parcels and the recording of a deed . Parcel Map 15184 was recorded on September 17, 1982
at Book 155, page 90 of the official records of the Los Angeles County Recorder. A copy of the parcel

-
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map is submitted as “Document 8-3” A deed was then recorded conveying all of the seller's interest in
“Parcel 1” (as shown on the parcel map) to Stanley A Golnick and family. A copy of the recorded deed
could not be located, but would be available from the Los Angeles County Recorder’s office. An
unsigned copy of the deed is submitted as “Decument 8-4” . A copy of an agreement related to an
encumbrance that was secured by the acquired property is submitted a “Document 8-5”.

Following the purchase of the additional property, the lease between the Golnick Family and SAG was
amended to include the additional property. An unsigned copy of the Amendment to Lease is submitted
as “Document 8-6".

In March, 1990, Mary E. Golnick conveyed her interest in the subject property to her former spouse,
Darrell K. Golnick pursuant to agreement related to a divorce. A copy of the Inter spousal Transfer
Deed is submitted as “Document 8-7.

The divorce proceedings had raised the threat of a forced partition of the property. The Golnick family
then transferred the real estate to APCIC to avoid the risk of a forced partition, should any other co-
owner become involved in a marital dispute. APCIC was formed for the sole purpose of holding title to
the subject real property.

A copy of the deed conveying the subject property from the Golnick family to APCIC is submitted as
Document 8-8",

9. As noted in the response to question 8, the subject property was leased by the Golnick family to
SAG from 1978 until November 15, 1999. On November 15, 1999, APCIC leased the subject property
to APCI. A copy of the lease is submitted as “Document 9-1”. The lease has subsequently been
modified and extended to November 30, 2015. A copy of the Lease Modification is submitted as
“Document 9-2”,



Document 2-1

Articles of Incorporation of Associated Plating Company















Document 2-2
Certificate of Ownership

(Merger of SAG Plating, Inc. & Royal Plating Works into Associated Plating Company)






Document 2-3
Asset Purchase Agreement

(Purchase of assets of Associated Plating Company by Associated Plating Acquisition Corporation)



INDEX FOR ASSOCIATED PLATING COMPANY ASSET PURCHASE
AGREEMENT CLOSING BINDER
1
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CERTIFICATE OF DISSOLUTION ENDORSED . FILED

inthe oifica of the Seczslary of Sz
o of lho Siae of Catfornia ¢

ASSOCIATED PLATING COMPANY AUG - 3 2000
BIL JONES, Basaay o 510
The undersigned certify that: -

1. They constitute a majority of the directors now in office of Associated Plating Company, a
California Corporation,

2. The corporation has been completely wound up.

3. The corporation’s known debts and liabilities have been actually paid.

4. The known assets have been distributed to the persons entitled thereto.

5. A person or corporation assumes the tax liability, if any, of the dissolving corporation as
security for the issuance of a Tax Clearance Certificate from the Franchise Tax Board and is
responsible for additional corporate taxes, if any, that are assessed and that become due after the
date of the assumption of the tax liability.

6. The election to dissolve was made by the vote of all the outstanding shares.

7. The corporation is dissolved.

We further declare under penalty of perjury under the laws of the State of California that the
matters set forth in this centificate are true and correct of our own knowledge.

DATE: August _{, 2000 w AQ_'Q

Darrell Golnick, Director

%twﬂ, - Lﬁ?‘ g

Lynréa McCann, Director

Clave otosct

Clare Golnick, Director




Document 8-1
Grant Deed

(Purchase of 9636 Ann Street by Golnick Family)



RECORDING REQUESTED B8Y

TITLE 1NSURANCE AND TRUST COMPANY 77“1362623

AMO WHEN RLCOADLD MalL To

’_STANIEY A, GOINICK et al _—I
™  7B7 East 15th Street :
. . RECORDED | -
= Llos Angeles, California 90021 OF LOS AN";EEE?CC%NFrI\:'C?‘iDs
1 Y
- L A DEC 12 1977 AT e AM.
’_ MAN, TAL fTATLEd N O 1 Recordﬂrls Office
- "SAME AS ABCVE"
i
THe I_ _-J
SPACE ABOYE THIS LINE FOR RECORDER'S USE
Individual Grant Deed
THIS FOAM FURMNIEHED BY TICOR TITLE INBJREMA
TR CAEICA LIZ-Ta AP N._ - —
The undersigred grontor(s) declsrc(s&: g 1
Documentary transfer tax is 8 8.00

(X} computed on full value of property conveyed, or
{ ) computed on full value less value of liens and encumbrances remaining at time of sale.

{ ) Unincorporated erea: ( X} City of _Santa Fe Springs , and
FOR A VALUABLE CONSIDERATION, receipt of which is hereby scknowliedged,

FOR NAMES OF CRANTORS, SEE EXHIBIT “A" ATIACHED HERETIO AND MADE A PART HEREOPR
hereby CRANT{S) to
FOR NAMES OF CRANTEES, SFE EXHIBIT "C" ATTACHED HERETO AND MADE A PART HEREOF

the following described real property in the City of Santa Fe Springs
County of los Angeles . Staie of Californie:

AS MORE PARTICULARLY DESCRIBED IN THE DESCRIPTION ATTACHED HERETO AND MADE A PART

HEFEQF MARKED EXHIBIT "B" Jof/

o\

7"&#:7‘:9.

Daoted Noverber 1, 1977

FLORDOA
STATE OF CrrisHniaithita 55
. COUNTY OF._DARE i

) T2 before me, the vnder-

n
signed, g Noaary Public in and {or said Siote, pereonally sppeared

es Dascal

known 16 me
to ke the prrsun_whose namﬂribnd 1o the within
instrument and acknowledged that cxecuted (he same,

WITNESS my hand ond effieia) sesl,

N ik

M(f : . . % - Df ; 2’ 19 7’ IThb hiva far oMilal Ilu'..'lrlr\l avs'?
Title Order No._7643280 _ Eecrow welosn No. 25 76 436-WMinh




EXHIBIT "A"

GRANTORS:

CHARLES DASCAL AND LARRY J. HOFFMEN, AS TRUSTEES OF THE INGRID YUKEN TRUST
UNDER AGREFMENT LATED DECEMEER 30, 1976, AN UNDIVIDED ONE-FOURTH INTEREST, AS
TEEBNTS IN CORMON,

SALOMON YUKIN AND LARRY J. HOFTMAN, AS TRUSTEES OF THE JACQUELINE DASCAL TRUST
UNDER AGRENMENT DATED DECEMBER 30, 1976, AN UNDIVIDED ONE-SIXTH INITEREST, AS
TERNANTS IN COMMON,

SATOMON YUREN AND LARRY J. HOFFMAN, AS TRUSITES OF 1HE LELIZARETH JOY DASCAL
TRUST UNLER AGREEMENT DATED DECEMBER 30, 1976, AN UNDIVIDED ONE-SIXTH
INTEREST, AS TENANTS IN COMMON,

CHARLES DASCAL AND LARRY J. HOFFMAN, AS TRUSTEES OF THE JAIME YUKEN TRUST

UNDER  REEMENT DATED DECEMBER 30, 1976, AN UNDIVIDED ONE-FCURTH INTEREST, AS
TENANT IN COMMON,

SAIO ¢ YUKEN AND IARRY J. HOFFMAN, AS TRUSTEES OF THE KARLA JOY DOASCAL TRUST
UNTCZ  GREEMENT DATED DECEMBER 30, 1976, AN UNDIVIDED ONE-SIXTH INTEREST, AS
T8. 5 IN COMMON.

77-1362623

Uy Cnsision Epere. Toontbr 21979 —

AN




ignature

Ly Conmsisiom Epeie, Docothr 2 1979

EXHIBIT "B"

PARCEL A:

PARCEL ¢, IN THE CITY OF SANTA FE SPRINGS, IN THE COUNTY OF LOS ANCELES, STATE
CF CALIFORNIA, AS SHOWN ON PARCEL MAP NC. 2086, FILED IN BOCK 30 PAGE 9 CF
FARCEL MAPS, IN THE CFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

EXCEPTING THEREFRCM ALL KINDS OF CRUDE OIL, ASPHALTUM, NAPHTHA, TAR, GAS AND
ANY AND ALL OTHER HYDROCAREON SUBSTANCES TN, UPON AND UNDER SAID LAND, TOGETHER
WITH THE RIGHT TO DRILL FOR AND OTHERWISE OBTAIN, TAKE AND REMOVE THE SAME
THEREFROM, AS RESERVED BY THOMAS L. SANCHEZ AND FELIPA SANCIHEZ, HIS WIFE, IN
DEED RECORDED IN BOOK 1858 PAGE 317, OFFICIAI. RECORDS OF SAID COUNTY.

THE ABOVE PARTIES SHALL NOT BAVE THE RIGHT OF SURFACE ENTRY WITHOUT THE
WRITTEN OOWSENT OF THE GRANTEE OF SAID DEED, ITS SUCCESSORS AND ASSIGNS FIRST
OBTAINED.

PARCEL B:

AN EASEMENT' CVER THE SOUTHWESTERLY 12 FEET OF PARCEL 1, IN THE CITY CF SANTA
FE SPRINGS, TN THE CCUNTY OF LOS ANCELES, STATE OF CALIFORNIA, AS SHOWN ON
PARCTEL MAP NQ. 2086, FILED IN BOOK 30 IN BOOK 9 OF PARCEL MAPS, IN THE OFFICE

OF THE COUNTY RECORDER OF SATD COUNTY, FOR INGRESS, EGRESS AND DRAINACE
PURPOSES .

77-1362623

lneiat




EHIBIT "¢

GRANTELS

STANLEY A, GOLNICK AND MARGARET E. GOLNICK, HUSBAND AND WIFE, AS TO AN UNDIVIDED
CNE-HALF INTEREST AND GORDON E. McCANN AND LYNMEA R. McCANN, HUSBAND AND WIFE,
DARRELI, K. GOLNICK AND MARY E. QOINICK, HUSBAND AND WIFE, AND CLARE S. GOLNICK
AND CHERYL A. GOLNICK, HUSBAND AND WIFE, AS TO AN UNDIVIDED ONE-HALF INTEREST.

77-1362623

E’md, r)ara. &/? 38




Document 8-2
Lease of 9636 Ann Street to SAG Plating Inc.

(by Golnick Family)






7.4 Alwsstions and Addltions. -

ta  Lessas shail not without Lessor's pror written wonsent, maoke any alierdlions, mprovements, suditions, or wtilily matalistions in, on of
about the Fremises, xcapt for non-structure! alterations not exceed ng $1,000 10 cos: As used in this Paragraph 7.4, the term “ubibty installal:ans™ shall
include bus ducting, powsr panels, Hyorescent MikTures, space heaters, coduits and w ring As a congitaen o giving such consent, LOSsOr may requiry that
Lossee agree [0 FEMOvA &Ny Such alteratiuns, improvernents, additians ar utility nstabalions at 1he exprration of the eem, and 10 rastore the Pramises to
their prigr condiflon As a turther condition to giving such consent, LEsior may 1equ re Lessue to provide Lessor, ot Lesse's solv cosil and sxpensd, a flen
and camplenon bond 1n an amount equasl to one and one-hall (imas the estimated cost of such (Morovements, o insure Lassar sgaimst any llability for
machanics a3nd materigimen's llens gng to MW re camplotion of the work

[bl  Lemee zhall pay, when dua, ail ¢haims bor labor or materigls [urnishad or allegad ta hava been furnished 1o ar far Levwee st or lor usa in the
Pramises, which clsims ara or may be secured by any mechamics' or materealmen’s lign against the Pramises or any intevast therein, Lessaw sheli give Lessor
not ks than ten (10} davs' notice prior to the commencement of any waork in the Previses, and Lessor shall bave the right to post notices of
ngn-respunsibi ity 1 gr oo the Premises o3 provided by law.

ic!  Linless Lessor requiras therr removal, as sel forth in Paragraph 7 4lal, zll alterations, improvements, additions and utility Installaticns
twhathar or not such utitity netallations constitute trade hxtures of Lesseaj, which may be mada on the Premnas, shell become the property of Lesor
anrd remain upon and he surranderad with the Pramises at the sxpiration of the term Notwithstanding the provisions of this Paregraph 7.4(c, Lessan'y
machmery and sguipment, other than that which is affixed to the Premises so that i cannot be remaoved withoyl material damage tg tha Prnmtus, shall
rBmain the propaiiy of Léssee and may be removid by Lessee subject to the provisions ot Paragraoh 7.2,

8, Insuranes: Lndemnity.

B.4  Insuring Party. As usad in this Peragraph 8, the tarm “Insuring party’’ shall mean 1he party who has the obligation to obtein tha Im‘uunc-
requirec hareundar. The Insuring party In this case shall by designatad in paregraph 16.21. Whather the insuring party is \ho Lemor or the Lyssae, Lesses
shall, a3 udditional rent for tha Premises, pay the cost of ail insurance riquired horeunder. If Lessar Is the insuring party Lesses shall, within ten (10} days
followIng demand by Lessar, reimourse Lessor For the cost of tha ingurance so obiained.

8.2 Lisbility Insurence. The insuring party shall ubiain end keew in foree during the term of this Lease 8 oolicy of comprebamive public liability
{nsurpnee Insuring Lessor and Lesses againsl any lizb lity arising put of the ownership, usa, occupancy ar maintenance of the Pramises and all sreas
apgpurtenant therdio. Such insurance shell be in &n amount ot not lags than 500,000 lor injury 10 Of death D! ONe DEFsGN N Ony 0N BEC DONt OF
vocurrence and in an amount of not less than 600,000 for injury 10 or daath of morg than ora ogrsan in any one accident or occurrence. Such insurance
sha | turther insure Lewsor and Lussea gganst habi ity for property darmage of at jeast $50.000. The limivs of said nsurance shall nog, howewer, Imit tha
lisbillty af Lestes hereander. In the svent that the Prem ses constitute a part of a larger pronerty saxd insurance shatl have a Lessor's Protective Lisbility
endorse wenl atlached tharato, 11 the insuring party shall fail to procure ard malma n said Insurance the other party may, but shall not be raquired to,
procure znd maintein the same, but at the expense of Lesses.

B3 Property Insurance. The insuring party shull obtan and keen in larce during the tarm ol this Lease a policy or policies of insurence covering
loss or damage to the Premises, in 1he amount of the full replacement wvaive tereof, providing protection agsinst oll perils included within the
classibication of fire, sxtended caverage, vandalism, malic’ous mischief, scecial entencea pedils (ol risk] and sprinsier sakage. 8o d insurancs shall orovide
for paymant for loss thereunder 1o Lessor or to the holder of a ‘irst morigage or deed of trust on the Pramises. ( the nsuring party shall fail to procure
and maintein said insurance the other party may, but shall nat ke required to, prosure ang maintain the some, byt ol 1he expense of Lemes. ,

8.4 insurance Policies. I nsurence reéquired hareuncer shgll be in campanies rated ARA of better in “BosLs Insuraace Guide”. The insuring party
shal deliver 1o the other party coples ol pohic ey of such insurance or cernficates avidencing *he oxistance sna AMounis of such insurance with oss
payable clause satisfaciory 10 Lessor. No such policy shall be cancel.able or subject to reduction of caverage or other modil cation except after 10 days
prigr written notice 1o Lessor, 1 Lesser is the insuring party . Lessee shall, within 10 deys prior to the exprration of such policies, Furnish Lessor with
renewals or “bintlers'’ thero!, gor Lessor may order such insrance and charge the cost thareof 1o Lestea, which amougnt shall be payabte by Lesses upon
demand. Lessep shel! not do or parmit to be done anything which shall invalidate the insurance poiicies referred to In Paragraph B.3. If Lesssa does or
permits tg be done gnything which shall increase the cost of 1he (nsurance pohicies referred (e in Paragranh 8.3, then Leswee shal Farthwith upon Lesor's
demand relmbursé Lewsor for gny additional pramiumg ettributeble 1o any act or enuss.on or operslion of Lasee ¢ows ng such ingcressa in tha cost of
insurance. | Lessor +5 the insur hg party, and if the insurance pohcies maintained hereunder cover other improvements in addition to the Premises, Lessor
shall denver to Lewes a writien statement setting forth the amount of any such insurance cost increase and showing - reasanable detall the manner In
which it has been computed.

B 6, Walver of Bubrogstion. Lestar snd Lessor sach hareby weive any and all righis of recovery agminst the other, or against tha cfficers, employes,
egents and reprssentativer of the athar, far ioas of or dermage Lo such weiving pacly or ity properly or the prooserty of othars under (ts control to tha
sxtent thet such loss or demapge 's insured egelnst under any insurance palicy ir for.e at the (ime of such lost o* damage. The (nsuring aerty shell, upon
obtaning the policies ef inturance required hereunder, pive notice to the {nsurance carrier or carriers that 1he foregoing mutJal weiver of subrogetian is
conta ned in this Leate. '

B.6 Indemnity. Lessne shall indemrify and hold harmiess Lesscr from and aysinst vny and ell clalms arising irom Lessee's use of the Premises, or
Mom the condust of Lese#'s businwss or frem ony potivity, work or things done, prrmitied or suffered by Lessen in or about the Premises or olsewhere
and sha | turther indemnify and hold harmless Lessor from and agsinst any and i) claims anslng from any breach or defadlt in the perlarmancs of any
Sbhpation on Léssed’s part te be performad under the terms of this Leese, o arising {rom any negligence of the Lesses, or any of Lesses’s sganty,
contractors, or employse, und from gnd sgainst all cumis, attorney’s fees, expanses and liahil tigg incureed in tha detense of any sugh claim or sny action
or proceeding brought therson; and In case any action or croceeding be brought agalnst Lesor by reason of any such ¢laim, Lesgee ppon notce from
Lesscr shall defend the same at Lemee's axpenss by counsel sutisfactory ta Lessar. Lessee, s o maoterlal pert of the cansideration to Lessor, heraby
purmes all risk of damege to propeérty or injury to persons, Ir, ueon or about the Fremises ansing irom any cause and Lessae heraby waives all clalms in
respact thereof against Leasor,

8.7 Exemption of Lettor from Ulabillty, Lesste hereby agraes that Lessor shall ot be liable for injury to Lesses's business or any loss of incorme
tharefrom o for damage to the goods, wares, mevchengise or other aroparty of Lesses. | essee's emplovess, invitaes, customears, or any othar persan in or
abaut the Pramises, nor shall Lassor be liable for injury to the person of tessee, Lesses's empluyess, agents or contractors, whethsr such damags or Injury
is causad by or results from fire, staom, elecericity. gas, water or rain, ar from the breakage |eakape, obstruction of other defects of pipes, sprinklers,
wirgy, appitences, olumbing, slr condinioning gr lighting fixtures, or from any othur cause, whether said damage o+ mjury results from cand tions arssing
upen the Premises or upan other partione of the building of which the Premisss aro o part, ar from other sources of pleces, and regardless of whather the
causa of such damage or injury or the means of repairing the same is inaccessible to Lastes Lessor shall not bie hanle for any damagss arising from anv act
or neglect of any ather tenant, if any, of the building inwhich the Premises are located

9. Domege or Dostruct/on; Daligatien to Aebulld. |n the event the improvements on the Premses are damaged or destroyed, partlally or totally, from
any cause whatsogvar, whether cr not tuch damege or destruction is coveragd by any Insurance required to be maintained under Paragraph 8, than Lases
shall rapsir, restore, and reauild the Premises to their canditioy sasting immediztely privr to such damesge or destructian and this Lesse shal continue in
tull force and etfect. Such reoair, remoration and rebuilding {all of wh ch are hersin called the “regair '| shal' be commenced within g reasonabla time
elter such domage or destruction and shall bs difigently nrosecuted to completion There shal be no abaternent ol rent ar of any other cbligation of
Lesser hersunder by reason of such damage or dastructon. The proceeds of any nsurance maintained under Paragraph B.3 sheol be mada avsliable (o
Lessee ‘o payrnant of the cost and eapense of the repar. provided, however, thet such proceeds may be made available 10 . e3520 Subject 10 reasonabie
tonditiansy including, but not limited to, architect's ceriilcetiur of costs und retenvun of @ percentage ol such proceeds panding finat notice of
complation, 1n the svent thet such proceeds are not made availsble 10 Lessee w un minely (30} days alter such damage ar destruction, Lessos shalt have
the option for 30 days, commencing on the expirat on ef suck 90-day period, of cancelilng this Lease |f Lessee shall exerc se such option, Lesea shall
heve no further cbflgation hereunder and shell have no Further claite ggainet Lessor, pruvided, however, thal Lessor sha'l return 10 Lesyee 5o much of
Lessam 'r security deposit 81 has not theretofore bean applisd by Lessor. Lemes shall @xercize such uption by writlen notics 1o Lessor within said 30-cay
pericd. Lestor may rsquire thay Lessse provide, ot Lessee's sole cost and expense, a [er apd complgtion bond 10 Insure agatnst mechanics® or
materjalman’s tians arising out pf the repair, end 10 rmsure compledion ol the repair_ In £1a avent that the Infurance groceads are Imsutiiclent to cover the
cost of the repalr, then any amount In excess thevep! requircd 10 complate the repair shalt be pald by Lessee, .

10. Raal Praparty Taxes, h

10.1 Payment of Taxes. Lessoe sha | pay all real pruperty tuxés applicable 10 the Premises during the 1erm of this Leass, Al such payments shall be
mpsdd at least ten {10} deys prior 1@ the delingueancy date of yuch peyment L esses shall promptly lurnish Lessut with satisfectory evidence thet such taxes
have besn peid. T any such texzes pald by Lawes shall covar any pecipg of hme priae 1o or a'tér the expiration af the erm herao!, Lessse’s shere of such
tanes shall be squ.tably prorated 10 cover only the peripd of me within the tex Tiscal vear during whach this Lease shall be in effect and Lewsor shall
relmburse Lesssa 10 the sxtent saquirsd. | Leyses shall falf to poy any such tasaes, Lessor shol have the right to pay the same, in which cess Lvxses shall
repay sach amount to Lessor with Lessao’s nemt rent instellment together with intgrest af (hw rate of 10% per annam, s

10.2 Dwfinitlan of “Real Progerty™ Tax. Az used herein, the term "“real property tax”™" shall include any lorm of sssessment, lHconse Toe, commerclal
rentel 1ax, levy, penalty, or 1ax lgther thap Inberitance or estate taxes), mposed by any aythorty having the direct or indirect powar to tax, including
any city, county, state or federal government, or any school, egricultural lighting, dralnage or other impsovement d strict therao!, as agalnst any legal ar
equitabie interest of Lessor in tha Fremisea or in tho real property of which the Premises sre @ pert. as gganst Lessor 3 right to rent or other income
tharalrom, or as against Legsor's business of leasing the Premises,

103 Joint Assemment. |{ the Premises 31 not sAparately assessdd, Lessaa’s liability shall ha an #qu11ab e propaortion ot the real property taxes for
all of the land and Improvements included within the tax poarcel aswessed, such preooruon 10 be deterrmined by Lestor from the respactive valustions
etsigned in the amessor’s work shouts or such other informatan s may ba ressonab.y availabla. Lessor's reasonoble detarmingtion thereof, in good faith,
shall be conclusive.

10.4 Parsons! Property Texes, Lewsae shal pay prioe 10 delngquency ail taxes sssessed ageinst end levied upon trade fixtures, furnishings,
wquipmant and all other parsonal property 0f Lassee contained an the Premises or elsawhers, When possible, Lessae shall causa s3id tracs fixtures,
turnishings, eguipment and ail o1ker personal property to be assessed and tibled separately from the real property of Lessor.

11, Utilitles, Lessee shall pay for all water, gas, heol, light, power, telephone ang crner utitities and serv ces supplled to the Premises, together with any
taxes thervon, 1 any guch services are nol separotaly metered to Lessee, Lesiee sholl pay o #pasonoble propertion (o be determined by Lemar of all
charges jointly meterad with other premisss

12. Amsignmant and Sublgtting,

12,1 Lesror's Conpent Ruaguired. Lesses shall not voluntarily or by operaticn of 0w ossgn, transler, mortgage, sublet, or otherwize tramiler or
encumber 3l or eny part of Lessee's interest in this Lease or in the Premises, withoutr Lessor’s prior written consent, which Lessor shall net unressonably
withho d. Any sttempted sssignment, transfer, mertgage, encumbiranes or sublett ng without such consent shall be va d, snd shall carstitute a breach of
this Lease.



12.2 No Aslense of Lasae. Hegardlliass ~% Lussar's consenr, no sunletting or ewignmert 3hdl'—nlease Lesses 0f Lyssee's obligalon or stier Lha
primary liab [ty of Letsae (0 pay the rent a pertorm all giher abligavers to be performed by .& hareunder The acceptance of rant by Lessor
{rom any other person shall not be deemed 10 ua a waver by Lessor of any p ovision herael Consent i one assignment ar sublstting sha | not be deemad
consent ta any subsequent gsiignment or subiciting

123 AUornwy's Fems, [n the event that Lessor snall consent to a subleass ar assignmen under Paragraph 12 1, Leasse shall pay Lessor’s ressanably
airorneys’ lees not to exceed $100 incusred in connEChion wilh giv NG such consEnt.

13. Defaulls; Remedias,

13.1 Defaulus. The cccurrence of any one of more ot 1the 1o leywang evenis shall constiiute 3 detault and breach of this Lease by Lessee:

lai The vacat ng ¢r gbandonment of wthe Prem ses by Lessee.

(b) The faiwre by Lessee to make any payment of rent ar any other payment rEguired (o be mads by Lesses heraunder. as and when dus,
whaey guch fal ury shaoil continue for 8 puriod of three days ol writien NRGEE Lhraaf Trom Lt 1 Loyt

{c! Tha fallure by Lewses to observa of pesform any of THa ecvenants, cordd lions or provisions af 1his Leesk o be omarved or performead by
Lussen, other 1han described n peragraph (b} above, wrere soeh feduce shall contnee for o peniod ot 30 doys sfrer writien notce hereof tram Lestior 10
Lossea; provided, however, thal d the nature of Lessee's aefaull « such that mers than 30 days are raasanably required for its ture, then Lesses shall not
be devrmud to be in default 1! Lossea commanced such curs within snd 30-day panod and thorgaher giligantly prosecutes sdch curg 1o completian.

[d) 1) The making by Lesses ul any genera' assigrment, os generdl arranggment for the benefit of credilors, Li) the fing by or Bgdns Lessen
ol a petighgn (o hava Lessas adjudged a bankrupt or a potitian 1ar reorgunization of arrangement under any law refating 0 bankruptcy (unless, 10 LAe caw
af B peotion led egainst Leser, the came 15 dlwmissed with n 60 days); {in) the appointment of a trustee or receiver 10 lake posscia sn S substantially all
al |ewea’s assels located et the Pramises or of Lenee's interest 11 this Lewsa, where possession is not restored 1o Letsos w thin 30 days; or (w) the
tAChMaNT, BXUCUTIoN of other jLditis) seizure of substantially all of Lessge’'s degets located a1 the Premises or of Lastes's intersst In this Lease, whars
such sizure 15 not discharged witnmn JO days.

18.2 Ramsdis, In the ovant of uny swch duloull ur broseh 4y Lessee, Losspr inoy ot uny tima theraafier, with or withgut notlce or Jamand end
without limiting Lessor in the axerciss o) uny night ar remody wihien Lussor moy bove Dy reason of such dileuk or brasch:

(2l Terminate Lewess right 1o dossbssion of the Premuses by any lawtul means, n which case this Leass shall 1arminete and Lesses shall
immedistely surrendar posssmion o the Prem ses {c Lessor. n such evort Lessor shall ba emtitied to racover {rom Leusor ali dumages incurred by Lessar
vy ragson of Lersea’s deteult including, but nat Imited to the cost of recavuning possesmion of the Premises; expenses of relgiting, including necussery
ranovanion and 2lteration of the Pramises, reasunsbie attornay's 1ees, and any raal wstate commussion actually paid; the worth at the time ot ayvard by the
court having [urisdiction thereot of the ardgunt by which the unpaid rent o the batance of the term afier the time of such award exceeds the amownt of
such rental loss for the mama period that Lessoe Arsves could be tsasonolly avosded, that perton ot the lzasing cemmission paid by Lessor pursuani 1o
Articla 15 spphicable to the unexpirad term of this Lessy. Unpiswd stallinenta of rent or othur sums sholl besr interesi from the dota dua a1 1the ruse of
10% par annum. In the svent Lesses shall have abandaned the Premses, Lessor shall heve the option of {] retaking pessemion of the Premises ¢nd
racovering from Lessee the amount specilied in 1hos Paregrapl 13 2(sl, o it} proceeding under Poragraph 13.24b}

(b} Malntain Lesses’s right 10 possessian 0 which case this Lease shad conunue in ¢ttect whether or not Lesses shsll have abandened the
Premisas. |n such event Lesor sholl be anctiad 1o enforca aft of Lessor's rights and remedies under 1his Leass, including tha right (o récover (he rint as it
becomes due hereunder,

{c} Pursu@ any other remedy now or haraaltar ava lable 10 ._essor under the aws or judicial decisions of the State of Californla

13.3 Dafault by Lessor. Lessor shail not ben delault ueless Lessoe fals 1e porforny obligations required of Lesser within a reasomabie tims, butin
no event lalar than thirty 130} doys atter written notice by Lessee Lo Lessor and to the holder of any hirst mortgage or deea of trust covering the Premises
whots name and addrews shall have therotufora been furmished 1o Lessea in wreitirg, $pecifying wherein Legor has failled 1o perform such obhigation:
provided, however, that if the nature of Lessor's ob igst on s such that maee than thicty 130] doys are requ red tor pertermance then Lessor shall not be
in default It Lessor commences performence v 1hin suvh 30 dey period and tnerealter d ligently prosecuies the same to compietion,

134 Loty Cherges. Lesssg heruny acknowladges that lare puynount by | ussee to Cessor of rgnt and other sums dus Rareunder will cause Lessor 1o
inCur C0$Ts Not conmemplated by they Legsy, the exatt ainounl ot whorh wold e eatranie y dhitl culs 10 escurmm.Sucr\ costs 1nclude, but 8re 10 [nited 1o,
processing and accounting charges, and tate charges which rmay be imposed or Lessar Dy 1he terms of any martgase of (rust deeg covaring the Premises
Accordingly, it any insta 'ment of rent or sny ofther sum due lonne Lessee shall not be seceived by Lessor o Lessor's denignad with.n 1an £10) days af ter
such smount shell be due, Lesssy shal pay 1o Lessor a dae cherge gouel 0 10% of such overdue amoont Tha pdities heréby agree that such (ate charge
rapresents a fair and ressonal; @ estirmate of the costs Cessor will nour Iy reasor ot (2te poyment Dy Lessee Accoptance al such tate charyy Dy Lessor shall
In ND event constitule 4 ~aiver af Lesee's default with respect o such overdud amount, nor prevent Lesor from exercising any of the othar nighes angd
remadies granien heraypder

4. Condemnation. t the Premises or gny purtion thereol gte (axen under the poiwver of wmungnt dorEin, pr 3ald under tha tnreat of the exercise of sa d
power (8]l of which are herain called “condemnabion’™), this Leass shall terminate as to the part so tak2n as of the dawe the condemn ng authorily takes
utle or possassion, whichever first occurs. |f mare than 107 of the !loor arez ot the inprovements an the pramisas or more than 25% ol the land urea of
ne Pramises which is not occupied LY vy iMprovements, s taken Uy condemndlion, Lewed mdy, Al Lessee’s option, 10 DY exercised in weiting any
vortin 1@n (70) days ufler Lessor shall have given Lessas wrilten notice of such leking (or 10 the absence of such notice, anthin ten {10) days stter the
condemning authority shali heve tekan posiession] terrminats this Lease a5 ot 1he data tae condemming autharity takes such possasuion, | Lasses doss not
weminate this Lemss 10 accordance with the toregoing, This Lease snall remain in full force and #ffect as to the portign of the Pramises remaining, except
thay the rent shail oe reguced in the proportion thet the floor erea takan bears to the totat *loor area of the buiiding sitoured on the Premsas Any award
tor the taking of all or any parg of tNe Framises under Lhe power of emingnl domam or eny payment made under threat of tha axercisa of such powar
shail De the properly of Lessor, whaiher such deird shell be mady as compensation for diminution (novalua of the |8asehald or for the taking of *he les, or
33 savarence dameges; provided, howwever, that Lessae shall be enutleg 1o any award for loss of or damage 10 Lessee’s trade fiatures and removabte
persgnel properiy. In thy avent the? this Lease |§ nat teim nated by ressen of such condemnation, Lessor sheil, Lo the extynt of severance damoges
received by Lesior (0 connection with such condemnanan, Tepasr ony damage (o the Prermises caused Dy such CORGAMMAL oA axcapt tO the 4xtent that
Lemes he been ro mbursed therelor by the condemning aulhority. Lessee shatl pay any amownt i excess of such severance damages raduired 10 compigte
such repair.

16, Beakar’s Fea. Upan exacunson of this Leage by both parties, Lassor shall pay 1o N/A 8

licansed real #state broker, a fea b S 7T 5 0 (o brokersge services huretofore rgndured. Lessor furthar agrees that il Lesee exércises

any opuGn granted here n or any aption submtantia)ly simoar there'oa, @ither to extend the worm of thes C#ase, [0 renew this {ease, 1o purchesy sod

Premisas ar wny part thewol and/or any adjacent property which LEssOr may own 0f in wiigh Lessor has an inlerasy, ar any other opt on gronted heremn,

of if sald broker is the procuring cause of any other lruse or sale eatared (Nt between Tho R os pertaining ta tha Premises andior any adjsuent property

in which Lesor has an intecest, then as 1o any of said transacthions Lesssr shall ooy sawd brokar o fee in accardance with the schedy ¢ of said braker in

atfect at the t me of axecution ol this Lwase Lessor 3gregs 1o pay sad foe not only on behed of Lussar but also an behall of any person, cosporat on,

a1sacigtian, ar gther entity Naviig ON ovendrshio migrest in sa o real aroperty or eny part therenf, whan such fee is due hareunder. Any ransferse of
© Lassor's Inwarest In this Lease, by accepting am psngnment of such wigress, shall be desmed 1o have assumest Lessor's ubligetion under this Paragraph i 5.

Said brokar ghall ke 2 third perty beneficiary of the provisions of thes Poragraph,

16. Qwnoeral Provitions

16,1  Estoppal Cartificate.

(a) Lewsee shall at any linw upun 2ot less than ten [ 101 days prior whnitien nouce fram L assar executs, acknowledge and deliver 10 Lmsor a
slatamant in wiiting {i' cectifying that this Lease 15 unmoditled and in luil force and effect or, if niodified, stating the naturs of weh moditication and
certifying that this Leass, as so modified, is in tul force wng wtiegt) end 1he detd to which the ren1 and sthar charges are paid i advance, it any, and (1)
ocknawr adging thut [hare wew not, 10 Lesses's knowledgs, any yncurad defaults pn the pary of Lesswr hareunder, of soecilying such detaults it any are
caimed. Any such statermant may be conclusively reried upur by any prosaective purcheser ur ancurmbrancer of the Premiges.

» fbl - Lesses’s failura 10 daliver such statsment within such time shall be conclusive upon Lessee U that this Leasa i .0 full lorce and efface,

withaut rmodihcation except as may be represenied by Lossor, Lii) thet there are no uncured defaults in Lessor's perfarmance, and i) thal nat mora than
one monih’s rent hes been pad 0 advance,

tc] if Lewsor desires 10 finance or refiiunge the Premisus or any part thureol, Lessaa hereby agrees to deliver ©o any lender designated by
Lawwor such linancial statamenss ol Lessea as ray ba reasonzbly required by such lender Such statements shall inglude the past thrae years' hnancial
statemunts of Lesges Al such fingncial stataments shali be received by Lessor in canfidenca and shall be usad only for the purposes herein sec turth.

16.2 Lastor's Liobibity, The term "Lessor'’ as used @GN shall mean ooy |he o¢éner OF OANWES a1 (he Lime in QLesnon of the Tee title or a lessee’s
wnterast 1n 8 ground lease of the Premises, sid excepl as gxpressly proveded 10 Faragraph 15, in the gvant of any transtér of such tite of interest, Lessar
hwreip pamed land in cass of any subsequent transters the then grantar) shall be reievert trom and atter tha dale af such transfer ol 8l abiity as resgects
Leasor's obliystivns thezedl sr 10 by purformed, providea that any funds in the hapds of Lessor oF tha then geaniar at the time of such transler, in whicn
Lesses K an nterest, shal be delivered 10 the granlee. The atiligabiuns contaned 0 1Mis Lease 10 by performad by Lessor shall, subject 35 atoresaid, b
binding on Lessor’s succkssors and sxmgns, only tar ng ther respective denods of ownership.

16,3 Severability, The mvalulity of any prov sion of this Lease as determ ned by a court of compatent jursdiction, shall in no way affect the
validity of any other provision hereof,

164  Interest on Pait-duk Obligations. Except as express y heroin providad, any amownt due to Lessor not pad when dus shell badr mterast ot 10%
par annum trom the date due, Paymant of such intersst sha'l not excaw or ture any defaualt by Lessee under this Lesse,

165 Time of Exence, Time is of the essence,

16.6 Captions. Article and paragraph ¢apiians die o, w1ar! herent,

16,7 .ncorporation of Prlor Agresments; Amandmants. Thi Leust cortoms ol” ayreements of the parties wilh fespact 10 any Matter mantioned
herein Mo prior sgreemont or undersiand ng pertorirg to any swch matter shol be effectve, This Ledse may be modified 1n writing oniy, signed by the
parcies inintarest ot the tirme of the modfication

168 MNotges. Any NOLCE raguied of peritied tu be ywen Fogondar shull oe i wiiding and may ba sarved perionally or by regular mal,
addressad 10 Lussor gnd Lenes (espycivedy at Lhe sucressus set [onth o'ver thel signatores gt e and of thig Lease.

169  Waivers. No wavar-by Lessor al ary pravision herent sha | b daemed 2 wanvar of any othar provison naraof ar of any subsacuenl bresch by
Lessae of tha same or any other provision LessDr's consent (o of apnroval ot any aci shall not be deemed o render unnecascary the obtaining ot Lessor's
cansant 1a or spprovel af kny subseguent wot by Lassee Towe wecepiiove of ent hereunger by Lessor shatl not be a waiver of any praceding bresch by
Lessat al any provis on hareol, gthac than 1he 13ilure of Lessee to pay the parucular rent so sccepted, regarcless of Lessor’s know edge of such preceding
bewach at the ume of acceptance of suck rant.












Document 8-3
Parcel Map no 15184

(Showing addition io the real property at 9636 Ann Streei)






Document 8-4
Partnership Grant Deed

(Conveying addition to 9636 Ann Street)






Document 8-5
Agreement (Golnick Family and Elliot-Davidson Partnersiip)

(related to encumbrance secured by addition to 9636 Ann Street)
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RECORDED M OPFICIAL RECORDS
oOF LB ANDELES COUNTY, CA
OEC 30 1982 AT 8 AM,
Recorder's Office
WHEN RECORDED MAIL TO: -
Clare Golnick, Esq. 4
P. O. Box 349 FEE $9 S
Zephyr Cove, NV 89448 l o !

AGREEMENT

THI# AGREEMENT is entered into this 20th day of December,
1982, by and between ELLIOTT-DAVIDSON PARTNERSHIP, a General
Partnership, referred to herein as "Seller", and STANLEY A.
GOLNICK, MARGARET E. GOLNICK, DARRELL K. GOLNICK, MARY E.
GOLNICK, CLARE S. GOLNICK, CHERYL A. GOLNICK, GORDON E. MC CANN,
LYNNEA R. MC CANN, referred to collectively herein as "Buyer"
with respect to the following facts:

A. Buyer has concurrently purchased from Seller real
property located in Los Angeles County, California, and more
particularly described as follows:

"That portion of Parcel 1, in the City of Santa

Fe Springs, County of Los Angeles, State of Cali-
fornia, as shown on Parcel Map No. 15184, filed in
Book 155, Pages 89 and 90 of Parcel Maps, in the
Office of the County Recorder of said County, that
is not a part of Parcel 2 in the City of Santa Fe
Springs, in the County of Los Angeles, State of
California, as shown on Parcel Map 2086, filed in
Book 30, Page 9 of Parcel Maps, in the Office of
the County Recorder of said county."

B. The property purchased by Buyer, together with certain
other property owned by Seller, and more particularly described
as follows:

"Parcel 2, in the City of Santa Fe Springs, in the
County of Los Angeles, State of california, as

shown on Parcel Map No. 15184, filed in Book 155,
Pages 89 and 90 of Parcel Maps, in the Office of the
County Recorder of said county.",

is subject to a first deed of trust in favor of Prudential

Insurance Company of America and recorded as Instrument No.
563 on April 22, 1967, in the Office of the County Recorder
of the County of Los Angeles, securing a note of Seller to

Prudential Insurance Company of America.



C. Seller is the beneficiary of a deed of trust of

Parcel 1 of Parcel Map 15184 (described above), securing an
cbligation of Buyer to Seller and recorded on the same day

as this Agreement.
IT IS HEREBY AGREED AS FOLLOWS:

1. Buyer agrees to accept the property described in
paragraph &, subject to the deed of trust described in para-
graph B, subject to the terms and conditions of this Agreement.

2. Seller agrees that so long as the property described
in paragraph A is subject to the deed of trust described in
paragraph B, Seller will pay, when due, all amounts due to
Prudential Insurance Company of America secured by the deed
of trust described in paragraph B and will fully comply with
the terms of that deed of trust.

3. Seller further agrees that so long as the property of
Buyer is subject to the Prudential deed of trust, Seller will
accept no additional advances or cause any additional debt or
obligation to be secured by the deed of trust.

4. Upon default by Seller in the payment of any indebted-
ness secured by the deed of trust described in paragraph B or
in the performance of any agreement under such deed of trust, Buyer
may, with or without notice, pay any amount claimed to be due
or take any steps Buyer deems appropriate to cure the default.
Any amount so paid, together with reasonable attorney's fees and
costs ©of Buyer shall be offset against the principal due to
Seller secured by the deed of trust described in paragraph C.

5. Upon full principal payment by Buyer to Seller of the
obligation referred to in paragraph C, Seller agrees to pay any
amount due to Prudential Insurance Company of American and to
cause the deed of trust referred to in paragraph B to be recon-
veyed so that that portion of Parcel 1 of Parcel Map No. 15184
purchased by Buyer from Seller will be free and clear of the
encurbrance to Prudential Insurance Company of America.

6. Buyer and Seller further agree that the Buyer may pay
prior to maturity the full amount due to Seller referred to in
paragraph C and that such payment may be made through an escrow
with the proceeds used to satisfy the obligation to Prudential
Insurance Company of America.

7. The parties agree that this document shall be recorded
following the recordation of the deed from the Seller to Buyer
and the deed of trust securing the obligation of Buyer to Seller.
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STATE OF CALIFORNIA )
. , )
county of LU pnCTESN )

On this :(Swday of Q A, 198&1’ before the undersigned,
a notary public in and for said county and state, personally
appeared GORDON E. MC CANN and LYNNEA R. MC CANN, personally
known to me or proved to me on the basis of satisfactory evi-
dence to be the persons whose narnes are subscribed tec the

S5

within instrument and acknowledge hey executed the same.
Syivia Garcia
OFI"’"‘IN e J,-ag-scg - p ; A .
113
\ SYLVIA CARCIA Nfbtj y Bublic
NOTARY PUBLIC - CALIFDHMA |

LC3 ARCELES COUNTY
Hy comm. expires MA3 28, 1586
e e e e e ‘W s ]

(seal)

STATE OF NEVADA )
) ss:
County of Douglas )

on this 20 day of December, 1982, before the undersigned,
a notary public in and for said county and state, personally
appeared CLARE S. GOLNICK and CHERYL A. GOLNICK, personally
known to me or proved to me on the basis of satisfactory evi-
dence to be the persons whose names are subscribed to the within
instrument and acknowledged that they expgcuted the same.

_f\*&v%ﬂ&?%‘—-——%

Notxary Public

e e e e gt ™ e,
i
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5-(}\;}3 r;\n JA
TR PLANST - € LnTCERUA i T e =T 4,
103 ZHOSLES o7 Y LESTER H. BERZSQN *

BYy comr. expites S04 25, 1955 i
o I

HOTARE PUaiC - 5-
D2UG &3 C
WY ABRDT per 3 g, et 29, 1008 5
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STATE OF CALIFORNIA )
) S5s5:

County of Lﬂ& H"No‘ﬂfs )

On this 28 day of ﬁf@(f)”’f[’)b ' 1985) ‘-, before the under-
signed,; a notary pL‘lbl_‘Lc in and for said county and state, per-
sonally appeared DARRELL K. GOLNICK and MARY E. GOLNICK, per-
sonally known to me or proved to me on the basis of satisfactory
evidence to be the persons whose names are subscribed to the

within instrument and acknowledg?that‘;g; executed the same.

. Dyivia Garcia
(./‘Gﬂ.wf,;r'-—

(lﬁotffﬁ:y POblic
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STATE OF CALIFORNIA )
? . , ) ss:
County of fﬁfékafyxﬁd/f )

On this 23" “day of Lorccrs v/-’// y 198, before me the
undersigned, a notary public in and for said county and
state, personally appeared before me WILLIAM C. DAVIDSON
personally known to me or proved to me on the basis of satis-
factory evidence to be the person who executed the within
instrument as one of the partners of ELLIOTT-DAVIDSON
PARTNERSHIP that executed the within instrument, and
acknowledged to me that such partnership executed the same.

p; ! "
APty P et aad Aeme
Notary/Publig’/ 4

OFFICIAL SEAL

MARY M SPALLDING
<) MQTREC PUBLIC - CALISORMIA

1G5 EHGELE" COUNTY

{seal}

STATE OF CALIFORNIA }

%; )
County of :é éﬁf }

on this,fzd;day of ﬂé%d&ayé&tf ' 19815, before me the

undersigned, a notary public in and for said county and state,
personally appeared before me GEQORGE R. ELLIOTT, personally
known to me or proved to me on the basis of satisfactory
evidence to be the person who executed the within instrument
as cone of the partners of ELLIOTT-DAVIDSON PARTNERSHIP that
executed the within instrument, and acknowledged to me that

such partnership executed the same
/7‘({9” éfm[

0 5D & PO i~ 15 1 T ]
e, bl L 1 T PR, NOtarY Publl(
OFFICIAL 24, -
LINA GOMEZ
NOTARY PUBLIC - CALiFORMIA
PRINCIPAL CFFICE 1y
LOS ANGELES CGUNTY
My Commission Exp. Sept 14, 1584 S
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Amendment to Lease

(Golnick Family To SAG Plating, Inc. - see Document 8-2)



AMENDMENT TO LEASE

This Amendment to Lease is made June 1982

between STANLEY A, GOLNICK, MARGARET E. GOLNICK, DARRELL

K. GOLNICK, MARY E. GOLNICK, GORDON E. McCAXNN, LYNNEA R.
McCANN, CLARE S. GOLNICK and CHERYL A. GOLNICK, as "lessor"
and SAG PLATING, INC., dba ASSOCIATED PLATING COMPANY as
Lessee with reference to the follewing facts:

4. Llessor and Lessee entered into Lease on November
26, 1977, a copy of which is attached as Exhibit A aund
referred to in this Amendment as the "Lease', for the
premises described in the Lease.

B. Lessor has, ur will acquire on or about July 1,
1982, an undeveloped parcel adjacent to the premises
subject to Lhe Lease.

C. Lessor and Lessee wish to include the adjacent
undeveloped parcel in the Leasc and to make other changes
to the Lease.

The Lease is hereby amended as follows:

1. From and after July 1, 1982, the real property
described in Exhibit B attached shall be added to and
included in cthe property subject to the Leasec.

2. For the period July 1, 1982 through December 31,
1983, rent shall be NINETY ONE THOUSAND EIGHT HUNDRED AND
NO/100 DOLLARS {$91,800.00), payable in monthlv install-
ments of FIVE THOUSAND ONE HUNDRED AND NO/100 DOLLARS
($5,100.00) .

3. For each cezlendar year therecafter, the annual rent
shall be as follows:

Un or before Decembur 1 of the year preceding
the calendar year, the "average of all icems" of
the Bureau of Labor Statistics of the U.S.
Department of Labor "Consumers Price Index for
Urban Wage Earners and Clerical Workers, las

Angeles, Long Beach, California (1967 base)" for

ry”mfm‘zi;f



rthe immediately preceding July shall be divided

by the same index for July, 1982. The rent for
the subserguent calendar year ehall be the amount
cbtained by multiplying the result by $61,200.
Provided, however, that in no event shall the rent
for any calendar year be less than that for the

immecdiately preceding calendar year.

Executed at Los Angeles, California en s

1982.
"T.essor™
STANLEY &, GOLNICK MARGARET L. GOLNICK
BARRELL K. COLKICK MAERY E. GOLNICK
GORDON E. McCARN LYNNEA R. McCARE
CLARE 5. GOLNICK CEERYL &, GOTNICK
"Lessee"
SAG PLATING, INC.
By
STANLEY A, COLETCK,
President
and

I . , lreasurer
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Document 8-8
Deed conveying 9636 Ann Street to APC Investment Company

(from Golnick Family)



RECORDING REQUESTED BY -
ANDOWHEN RECORDED MAIL TO: 93 21563‘}6
Clare Golnick, Esg.

P O Box 41058

Reno, NV 89504 RECORDER/FILED IN OFFICIAL REGORDS
RECORCER'S OFFICE

LOg ANGELES COUNTY

CALIFORNIA

' P
AFC Investuwent Company 4 ’Ifﬂ.T 8 AM.NOV 4 1993 F:EE %8 5
9636 Ann Street
Santa Fe Springs, Ch 90670

MAIL TAX STATEMENTS TO:

SPACE ABOVE LINE FOR RECORDER'S USE

Documentary Transfer Tax: § exempt
Computed on the consideraticn or wvalue of property conveyed; or
Computed on the consideration or wvalue less liens or encumbrances

CZ&&V,}é%Qﬁ@xwé. Y $/6§-003 ~OX |

Signature of Declarant or Agent determining tax

GRANT DEED

FOR A VALURBLE CONSIDERATION, receipt of which is hereby acknowledged, Stanley A.
Golnick and Margaret E. Golnick, husband and wife, Gordon E. McCann and Lynnea R.
McCann, husband and wife, Darrell K. Golnick, an unmarried man, and Clare S. Golnick
and Cheryl A. Golnick, husband and wife, hereby grant to APC INVESTMENT CCMPANY, a
california corporation, the following described real property located in the City of
Santa Fe Springs, County of Los RAngeles, State of California:

Parcel 1, as shown on Parcel Map No. 15184, filed in Book 155, Pages 89 and 90
of Parcel Maps, in the office of the County Recorder of said County

Note: This 1s a conveyance made by individual co-owners of property tc a corporatiaon
in exchange for shares of the corporation. Immediately following the transfer of
the property to the corpecration, the proportionate ownership of the corporation will
be the identical to the ownership of the property conveyed. R&T §62(a)(2)

Dated July /&, 1993

STATE OF CALIFORNIA ) ﬁ?‘/@ 4 ﬁ&é‘l/&/‘/}/

} ss. Stanley A.zGolnick
COUNTY OF LOS ANGELES ) Ag :
?77 14([ﬁvi{_7fjéz 445ugcczﬂ;
On July éé, 1993, before me, Evelyn G. Margar%f E. Golnick
Vivar, a Noctary Public, personally '
appeared Stanley A. Golnick, Margaret ;?iuwn&‘ o 9¢7”8;ﬂ/“/
E. Golnick, Gordon E. McCann, Lynnea R. Lynn R. McCann
McCann, Darrell K. Golnick, Clare 5. C(fi;ZJL_qk
Golnick and Cheryl A. Golnick, known to 2: /%Z
me to be the persons whose names are Gordon ¥ McCann
subscribed to the within instrument and /é%:j/}j:z:;;gigﬁff
acknowledged to me that they executed «,ﬁééaéng
the same and that by their signatures Darrell K. Golnick

on the instrument the persons executed
the instrument. )<7//*é%é;éz“hﬁéa

Clare S. Golnick

Witness my hand and official seal.

Notary Public
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Lease — APCIC to APCI



S
.me AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION

STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE -- NET
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1. Basic Provisions ("Basic Provisions™).

1.4 Parties: This Lease ("Lease”), dated for reference purposes only November 15 , 1889, is made by
and between APC Investment Company, a California corpcration
{"Lessor”jand Associated Plating Acquisition Corp., a Delaware corporation

{("Lessee"),

(collectively the "Parties,” or individually a "Party™).

1.2 Premises: That certain real property, including all improverments therein or to be provided by Lessor under the terms of thia Lease, and commonly
knewnas 3636 Ann Street, Santa Fe Springs , located in
the County of Los Angeles  Slateof California , and generally described as
(describe briefly the nature of the property and, if applicabls, the "Project”, if the property ie located within a Proect) a parcel of

aprroximately 1.28 acres, improved with a concrete tilt up industrial building of
approximately 17,200 square feet and other improvements

{"Premises"}. (Se¢e also Paragraph 2}

13 Temm: 10 years and L/ 2 months ("Original Term") commencing November 15, 1339
("Commencement Date"} and ending November 30, 2009 ("Expiration Date™), (See also Paragraph 3)

14  Eariy Possession: N/A {"Early Possession Date"),
{See also Paragraphs 3.2 and 3.3)

15 BasaRent: $8425 per month ("Base Rent"), payable onthe first day of
each month commencing January 1, 2000 . (See also Paragraph 4)

If this box is checked, there are provigions in this Leass for the Base Rent to be adjusted. )
1.6 Base Rent Pald Upon Exscution: $12, 637.50 to be paid within five business days of execution.
25 Bese Rent for the period November 15, 1%99 through December 31, 1939

1.7 Security Deposit: $None ("Security Deposit”). (See also Paragraph 5)
1.8 Agreed Use: cperation of a commercial plating business or any other business
permitted under applicable govermmental zoning requlations (See also Paragraph 6)

1.8 Insuring Party: Lesesr Lecsee is the “Insuring Party” unless otherwise stated herein. (See also Paragraph 8)
110 Real Estate Brokers: (See also Paragraph 15)

{a) Representation: The following real estate brokers (collactively, the "Brokers™) and brokerage relationships exist in this transacticn (check
applicable boxes):

O None represents Lessor exclusively ("Lessor's Broker”);
O None represents Lessee exclusively ("Lessee's Broker”); or
CNone

represents both Lessor and Lessee {("Dual Agency”}.
(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Broker the fee agreed to in their

separate written agreement (or if there 15 no such agreement, the sum ol N/A % of the total Base Rent for the brokerage services rendered by said Broker).
111 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by Connector Service Corporation, a
Delaware corporation {"Guarantor"). (See also Paragraph 37)

112 Addenda and Exhibits. Attached hereto is an Addendum or Addenda corsisling of Paragraphs 50 through 62 and Exhibits A
, 8ll of which constitute a part of this Lease.
2. Premises.

21 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upcn all of the
terms, covanants and conditions set forth in this Lease. Unless otherwise provided herein, any statement of size set forth in this Lease, or that may have been used
in calculating rental, is an approximation which the Parties agree s reasonable and the rental based thereon is not subject Lo revision whether or not the actual size is
more or less.

22 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of detwis on the Commencement Date or the Early Possession
Dale, whichever firat ocours ("Start Date™), and, so long as the required service contracts described in Paragraph 7.1(b) below are obtained by Lessee within thirty
(30) days following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning systems {"HVAC"),
loading doors, if any, and all other such elements in the Premises, other than those constructed by Lessze, shall be in good operating condition on said date and that
the struclural elements of the roof, bearing walls and foundation of any buildings on the Premises (the “Building™) shall be free of material defects. If a

n-compliance with said wamranty exists as of the Start Date, Lessor shall, as Lessor's sole obligation with respect to such mattar, except as otherwise provided in
48 Lease, promptly after receipt of written notice from Lassea setting forth with specificity the nature and extent of such non-compliance, rectify same at Lessor's
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e«pense. If, after tha Start Date, Lessee does not give Lessar written notice of any non-compliance with this warranty within: (i) one year as to the surface of the roaf
and the structural portions of the roof, foundations and bearing walls, (i) six (8) months as to the HVAC systems, (ii;) thirty (30) days as to the remaining systems
and other elements of the Building, correction of such non-compliance shali be the obiigation of Lessee at Lessee’s aole coet and expense.
23 Compliance. Lesaor wamrants that the improvements on the Premisea comply with ail applicable laws, covenants or restrictions of record,
building codes, regulations and ordinances (" Applicable Requirements”) In effect on the Start Date. Said warranty does not apply to the use to which Lesses will
‘he Prernises or to any Alterations or Ulility Installations (as defined in Paragraph 7.3(a)) made or to be made by Lessee. NOTE: Lessee is responsible for
--.¢MMining whether or not the zoning s appropriate for Lessee's intanded use, and acknowlsdges that past uses of the Premises may no langer be allowed. If the
Premises do not comply with sald warranty, Lessor shall, except as otherwise provided, promptly after receipt of written notice from Lessee selting forth with
specificity the nature and extent af such non-cempliance, rectify the same at Lessors expense. |f Lessee does not give Lessor written notice of a non-compiiance
with this warranty within six (B) months following the Start Data, correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and
sxpense. If the Applicable Requirements are hersafler changed (as opposed lo being in existence at the Start Date, which is addressed in Paragraph §.2(e) below)
80 as to require duning the term of this Lease the construction of an addition to or an ateration of the Building, the remediation of any Hazardous Substance, or the
reinforcement ar other physical modifleation of the Building ("Capital Expenditure”), Lessor and Lessee shall allocale the cost of such work as follows:

(a} Subject to Paragraph 2.3({c) below, if such Capital Expenditures are required as a resull of the specific and unique use of the Premises by
Lessse as compared with uses by tenants in general, Lessee shall be fully responsibie for the cost thereof, provided, however that if such Capital Expenditure is
required during the last two (2) years of this Lease and the cost ihereof exceeds six (6) monlhs' Base Renl, Lessee may instead terminate this Leaae uniess Lessor
nclifies Lessee, in writing, within ten (10) days after receipt of Lessees termination notice that Lessor has elected to pay the difference betwesn the actual cost
thereof mnd the amount equal to slx {§) months Base Rent. If Lessce elects termination, Lessee shall immediately cease the use of the Premises which requires
such Capital Expenditure and deliver to Lessor written notice specifying a termination date at least ninety (90) days thereafter. Such termination date shall, however,
in no svent bg earlier than the last day that Leasee could legally utilize the Premises without commencing such Capital Expenditure.

(b} If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee (such as, governmentally mandated
seismic modifications), then Lessor and Lessee shall aliocate the obligation to pay for such costs pursuant to the provisions of Paragraph 7.1(c); provided, however,
that if such Capital Expenditure is required during the last two years of this Lease or if Lessor reasonably determines that it is not economically feasible to pay its
share thareof, Leasor shall have the option to terminate this Lease upon ninety (90) days prior written notice to Lessee unless Lessee notifles Lessar, in writing,
within ten (10) days after receipt of Leseor's terminalion notice that Lessee will pay for such Capital Expenditure. If Lesser does not elect to terminate, and faila to
tender its share of any such Capital Expenditure, Lessee may advance such funds and deduct same, with Interest, from Rent until Lessor's share of such casts have
bean fully paid. If Lessee is unable to finance Lessor's share, or if the balance of the Rent due and payable for the remainder of this Lease is not sufficient to fully
reimburee Leasee on an offset basic, Lessee shall have ihe right lo terminate this Lease upon thirty {30) cays wrilten nolice to Lessor,

(c) Notwithstanding the above, the provieions concerning Capital Expenditurea are intended to apply only to non-voluntary, unexpected, and new
Applicable Requirements. |f the Capital Expenditures are instead triggered by Lessee as a result of an actual or proposed change in use, change in intensity of use,
or madificatlon to tha Premises then, and in thst event, Lessee shall be fully responsible for the cost thereof, and Lessee shall not have any right to terminate this
Lease.

2.4 Acknowledgements. Lessee acinowledges that: (a) it has been advised by Leasor and/or Brokers to satisfy itseif with respect to the condition

= the Premises {including but not limited 1o the electrical, HVAC and fire sprinkler systems, sacurity, environmental aspects, and compliance with Applicable

Juiremants), and their sultabllity for Leseee's intended use; (b) Lesses has made such investigation as it deems necessary with reference to such matters and

aesumes all responsiblity therefor as the same reiate to its occupancy of the Premises; and (¢) neither Lessor, Lessor's agents, nor eny Broker has made any oral or

written representations or wamanties with nespect to said matters other then as set forth in thie Lease. In addition, Lessor acknowledges that; {a) Broker has made

no representations, promises or wamanties concerning Lessee's ability to honor the Lease or suitability to occupy the Premises; and (b) it is Lessor's sole
responsibility to inveatigate the financial capability andfor suitability of all proposed tenars.

3. Term.

31 Term. The Commencement Data, Expiration Cate and Criginal Term of this Lease are as specified in Paragraph 1.3.

32 Early Possession. If Lessee totally or partially sccupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be
abated for the period of such early possession. All other terms of this Lease (including, but not iimited to, the obligations to pay Real Property Taxes and insJrance
premiume and to malntain the Premises) shall, however, be in effect during such penod. Any such early possession shall not affect the Expiration Date.

33 Delay In Possession. Lessor agrees to use its best commercially reasorable efforts to deliver possession of the Premises to Lessee by the
Commencement Dats. !f, despite said efforts, Lessor is unable to deliver possession as agreed, Leasor shall not be subject to any liability therefor, nor shall such
failure affect the validity of this Lessa. Lesses shall not, however, be obligaled to pay Rent or perform its olher obligations until # receives possession of the
Premises. I possession (8 not delivered within sixty (60) days after the Commencement Dale, Lessee may. at its option, by notice in writing within ten (10) days after
the end of such sixty (60) day period, cancel this Leasa, in which event the Parties shall be discharged from all obligations hereunder, If sueh written petice is not
received by Leasor within aaid ten (10) day period, Lessee's right to cancel shall terminate. Except as otherwise provided, if possession is not tendered to Lessae by
the Start Date and Leases does not terminats this Lease, as aforesaid, any period of rent abaternent that Lessee would otherwise have enjoyed shail run from the
dale of delivery of possession and continue for a period equal to what Lessee would otherwige have enjoyed under the terms hereof, but minus any days of delay
caused by the acts or omissions of Lessee. If possession of the Premises is not delivered within four (4) months after the Commencement Date, this Leaaa shall
terminate unless other agreements are reached between Lessor and Lessee, in writing.

d.4 Lessee Compliance. Lessor shail not be required to tender possession of the Premisas lo Lesaee until Lessee complies with its obligation to
provide evidence of insurance {Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to parform all of its obligations under this Lease from
and efter the Start Date, including the payment of Rent, notwithstanding Lessor's election to withhold possession pending receipt of such evidence of insurance.

Further, if Lessee is requined to perform any other conditions prior to or concurrent with the Start Date, the Start Date shall occur but Lessor may elect to withhold
pessession until such conditions are satisfied.

4. Rent.
41.  Rent Defined. All monetary obligations of Lessee ta Lessor under the terms of this Lease (except for the Secunity Deposit) are deemed to be rent
Aemt™),
XE 1A .
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42  Payment. Leasee shail cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or deduction {except
as specifically parmitted in this Lease), on or befare the day on which it is due. Rent for any period during the term hereof which is for less than one (1) full calendar
month shall be prorated basad upon the actual number of days of said month. Payment of Rent shail be made to Lessor at its address stated herein or to such other
pereons or place as Lessor may from time to time designate in wiiting. Acceptance of @ payment which is less than the amount then due shall not be a waiver of
Lessar's rights to the balance of such Rent, regardiess of Leasor's endorsement of any check so stating.

8. Use,

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which Is reasonably comparable thereto and for
no other purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a nuisance, or that disturps owners
andior occupants of, or causes damage 1o neighboring properties. Lessor shall not unreasonably withhold or delay its consent to any written request for a
modification of the Agreed Use, 5o long as the same will not impair the structural wntegrity of the improvements on the Premises or the mechanical or electrical
sysiems therein, is not significantly more burdsnsomae to the Premises. |f Lessor elects to withhold consent, Lessor shall within five (5} business days after such
request give written notification of same, which notice shall include an explanation of Lessor's objections to the change in use.

5.2 Hazardous Subsiances,

{a) Reportable Uses Require Consent. The tenmn “"Hazardous Substance” as used in this Lease shall mean any product, substance, or waste
whose presence, uss, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be on the Premises, is
either: (i) potentially injuricus 1o the public heatth, safety or welfare, the environment ar the Premises, (ii) requiated or monitored by any govemmantal authority, or {iii)
a basls for potentfal liabilty of Lessor to any governmental agency or third party under any applicable statute or common law theory. MHazardous Substances shall
include, but not be limited to, hydrocarbons, petroleurn, gasaline, and/or crude oil or any products, by-products or fractions thereof. Lessee shall not engage in any

tivity in or on the Premises which consiitutes a Reportable Use of Hazardeus Substances without the exprese prior written consent of Lessor and timely
mpliance (at Lessea's expensa) with all Applicable Requirements. "Reportable Use™ shall mean (i) the installation or use of any above or below ground storage
tank, (i) the generation, possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect 1o which a report,
notice, registration or business plan Is required to be filed with, any governmental autharity, and/or (i) the presence at the Premises of a Hazardous Substance with
respect to which any Applicable Reguirements requires that a notice be given fo persons entering or occupying the Premises or neighboring properties.
Notwithstanding tha foregcing, Leasee may use any ordinary and customary materiais reasonably required to be used in the normal course of the Agreed Use, so
long as auch use is in compliance with all Applicable Requirements, is not a Reportable Use, and does not expose the Premises or neighboring property to any
meaningful risk of contamination or damage or exposa Lessor to any liability therefor. In addition, Lessor may condition #s consert to any Reportable Use upon
receiving such edditional assurances as Lessor ressonably deems necessary to protect #seif, the public, the Premises andfor the environment against damage,
contamination, injury andlor liability, including, but not limited to, the installation {and removal on or bafore Lease expiration or termination) of protective medifications
{such as concrete encasaments) and/or increasing the Security Deposit.

Lessor hereby consents to the use of hazardous substances that are used in the normal operation of the plating business of
Lessee, and Lessee shall not be required to report to the Lessor the use of any such hazardous substances. Lessce shall provids a
copy of all reporte of the use of hazardous substances submitted to any goverrmental agency, including tnose required under CUPRA or
any slmilar program.

{b) Duty to inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come o be located in, on,
under or about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give written notice of such fact to Lessor, and provide
Leacor with & copy of any repori, notice, claim or other docurnentation which it has concerning the presence of such Hazardous Substance.

(c) Lessee Remedlation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, under, or about the
Premises (including through the plumbing or sanitary sewer sysiem) and shall promptly, at Lessee's expense, take all investigatory and/or remedial action reasonably
recommended, whether of not formally ordered or required, for the cleanup of any contamination of, and for the maintenance, security and/or moniforing of the
Premises or neighboring properties, that was caused or malernially contributed to by Lessee, or pertaining to or invalving any Hazardous Substance brought onto the
Premises during the term of this Lease, by or for Lessee, or any third party, ‘

{d) Lessee indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground iessor, i any,
harmlets {rom and against any and ail loss of rents and/or damages, liabilties, judgments, claims, expenses, penakies, and attormeys’ and consultants fees arising
out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided, however, that Lessee shall have no liability
under this Lease with respact to underground migration of any Hazerdous Subslance under the Premises from adjacent properties). Leasee's obligations shall
include, but not be limited to, the effects of any contamination or injury to person, property or the environment created or suffered by Lessee, and the cost of
“vestigation, removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease. No (emmination, cancellation ar

wEse agreement entered into by Lessor and Lessee shall release Lessee from its obligations under this Lease with respect to Hazardous
Substances, unless specifically so agreed by Lessor in writing at the time of such agreement.
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(8) Lessor Indemnification. Lessor and its successors and assigns shall indemnify, defend, reimburse and hold Leseee, its employees and
lenders, harmless from and against any and all environmental dameges, including the cost of remediation, which existed as a resuit of Hazardous 5ubstances on the
Premises prior to the Start Date or which are caused by the groas negligence or willful miseanduct of Lessor, its agents or employees. Lessor's obligations, as and
when required by the Appilcable Requirements, shell include, but nol be limited to, the cost of investigation, removal, remediation, restoration and/or abatement, and
shall survive the expiration or termination of this Lease.

{) Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation measures required by
yuvernmental entitles having jurisdiction with respect to the existence of Hazardous Subgtances on the Premises prior to the Start Date, unless such remediation
measure s required as & result of Lassee's use (including “Alterations”, as defined in Paragraph 7.3(a) below} of the Pramises, in which evenl Lessee shall be
responsible for such payment. Lessse shall cooparate fully in any Buch activilies at the request of Lessor, including allowing Lessor and Lessor's agents to have
reasonable access to the Prernises at reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

(h) Sharing the Coet of inveetigations and Remedistions. Lessor and Lessee acknowledge that the property was used by
Aascclated Plating Company, an affiiate of Lessor, for the operation of a plating business for a pericd of approximately 21 years prior to
the commencement of this lease. The operations of Assoclated Plating Company and the operations of Lessee involve use of the same
or simllar hazardous substances. At the terminatlon of this Lease. includng any extension, Lessor and Lesece shall share the cost of
an initlal environmental assesement In proportion 10 the number of years that the plating busingss was operated by Lessee on the
property and the number of years that the business was operated by Assoclated Flating Company. If the Lease ie terminated at the
end of the ten year term, Lessor's share of the cost of the environmental ass2sament will be 21/31 and Lessee's share wil be 10/21,
Provided that, If Lessor does not arrange for an environmental assessment to be completed within ninety (90) days of the termination
of this Lease, Lessee shall have ro obligatlon for any portion of the cost of such an assessment. Lessor and Lessee shall cooperate in
*he selection of an expert to conduct the assessment and defining the scope of the assessement.

if an environmental aseessment le reauired by any governmental agency durirg the term of this lease, Including any extensions,
because of the substances used by Lessee and Assoclated Plating Company, the cost of the such assessment shall be shared In the
manner described In the preceding paragraph. If such an assessment Is reduired because of substances not used by Lessee or for which
the Lessee's use was de mirimls, Lessee shall not be required to share the cost of such asscssment.

if, as a result of an environmental assessment performed either during the term or following the termination of the iease, it is
determined that additlonal assessment and/or remediation measures are required that are refated to hazardous substances used by
both Lessze and Asscclated Plating Company, then the cost of such additlonal assessment and remediatlon shal! be shared in
proportion tc the number of years the hazardous substance was used by eacn responsible party.

Lesseee shall have ro obliaatlon for the cost of additlonal assessment andfor remediation measures for any hazardous substance
that was not used by Lessee, or the use of which was de minimis when compared to the use by Assoclated Flating Company. It is
specifically agreed that if Lessee's use of perchiorethylene is dlscontunued within one (1) year of the commencement of this lease such
use shall be considered de minimis.

The foregoing snall not apply to any assesement and/or remediation required as a resu t of an Incldent or event cccurring during the
term of the lcase. Lessee snall be solely responsivle for any such aseessment and remediation, whether or not the hazardous
substarce involved was used by Associated Plaing Company.

tf as a reslut of a pollution condition which occure during the Lease term it is determined that Lessee 's repsonsible for
environmental contamination of the Premises Including the land or building, Lessee shal be given a reasonable opportunity to undertake
such remedlation as shall be necessary to comply with law or otherwise permit. the Premises to continue to be used for industrial
purpeses, which opportunity shall include the right of Lessee to retain consultants and contractors to perform the remediation and the
right to negotlate witn governmental authorities concerning the remediation and its implementation. Lessor shall cooperate w'th Lessee
and shall permit lessec 1o have access to the real property for such environmental investiaation and remedistion purposes without

imposing any access fees or other charges for such access and use of the property If the Lezase has expired or been terminated.
€3 Lessee’s Compliance with Appiicable Requirements. Except as otherwise provided In this Lease, Lessee shall, at Lassee’s sole expense,
fully, diligently and in a timely manner, materially comply with all Applicable Requirements, the requiremsnts of any appiicable fire insurance underwriter or rating
hureau, and the recommendatione of Leseor's engineers and/or toneultants which relate in any manner {o the Premises, without regard to whelher said requirements
:now in effect or become effective after the Start Date. Lessee shall, within ten (10) days after receipt of Lessar's written request, provide Lessor with copies of all
parmits and other documents, and other information evidancing Lesses's compliance with any Applicatle Requirements specified by Lessor, and shall immediately
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upon receipt, notify Lessor In writing (with copies of any decuments invalved) of any threatened or actual claim, natice, citation, waming, complaint or repaort
pertaining to or involving the fallure of Lessee or the Premises to comply with any Applicable Requirements.

6.4 Inspection; Compliance. Lessor and Lessors “Lender” (as defined in Paragraph 30 below) and consultants shall have the right to enter into
Premises at any time, in the case of an emergency, and otherwise al reasonable times, for the purpose of inspecting the condition of the Premises and for veritying
compliance by Lessee with this Lease. The cost af any such Inspections shall ba paid by Lessur, unless a violation of Applicable Requirements, or a contamination

und to exist or be Imminent, or the inspection is requested or ordered by a govemnmental authority. In such case, Lesses shall upon reguest reunburse Lessor
.- the cost of such inspections, so long as such inspection is reasonably related to the viclation or contamination.

7. Maintenance; Repairs, Utility Inatallations; Trade Fixtures and ARarations.
7A Lagsse's Obligations.

{@) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lesses's Compliance with Applicable
Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 {Condemnation), Lessee shall, at Lessee’s sole expense, keep the Premises, Utlfity
Installations, and Alteraticns in good order, condition and repair (whether or not the portion of the Premises requiring repairs, or the means of repairing the same, are
reasonably or readily acgessible {o Lesses, and whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the elements or the age of
such portion of the Premises), including, but not hmited to, all equipment or facliities, such as plumbing, heating, ventilating, air-conditioning, electrical, lighting
facililies, boilers, pressure vessals, fie protection systern, fixtures, walls (interior and exterior), foundations, ceilings, roofs, foars, windows, doors, plate glass,
skylights, landscaping, driveways, parking iots, fences, retaining walls, signs, sidewalks and parkways located in, on, or adjacent to the Premises. Lessee, in keeping
the Premises in good order, condition and rapair, shall exercise and perform good maintenance practices, specifically including the procurement and maintenance of
the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall Include restorations, replacements or renewals when necessary to keep the
Premises and all Improvements therson or a part thereof in good order, condition and state of repair. Lessee shall, during the term of this Lease, keep the exterior
appearance of the Building In a first-class condition consislent with the exterior appearance of other similar facilties of comparable age and size in the vicinity,
including, whan necessary, the exterior repainting of the Bullding.

(b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor, in customary form and
substanca for, and with contractors specializing and experienced in the malntenance of the following equipment and improvements, if any, if and when inslalled on
the Premises: {i) HVAC equipment, (i) boiler, and pressura veasels, (iii) fire extinguishing syatems, including fire alarm andfor smoka detection, (iv) landscaping and
irmigation systems, {v) roof covering and dralns, {vi) driveways and parking lots {vii) clarifiers (viii) basic utllity feed to the perimeter of the Building, and (ix) any other
equipment, If reasonably required by Lessor.

{c) Replacement. Sublect to Lessee's Indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving Lessee of liability
resuting from Lesgee's fallure to exercise and perform good maintsnance practices, if the Basic Elements described in Paragraph 7.1(b) cannot be repaired other
than at a cost which is In excess of 50% of the cost of replacing such Basic Elements, then such Basic Elements shall be replaced by Lessor, and the cost thereof
shall be prorated batween the Parties and Lessee shall only be obligated to pay, each month during the remainder of the term of this Leasa, on the date on which
Bage Rent is due, an ameount equal to the produst of mulliptying the cost of such raplacemem by a fraction, the numerator of which is one, and the denominator of
which is the numiber of monthe of tha uaeful life of such replacement as-e 6 - e ¢ o : g

~leprociation—thareof (including interest on the unamortized balence as is then commercmlly reasonable in the Judgrnant of Lessor's aceoumants), wath Lessee

serving the right to prepay its obligation at any time. It is agreed that the useful life of a major repair or replacement of the roof surface will be
equal 1o the warranty period for such work.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 22 (Condition), 2.3 (Compliance), 9 {Damage of Destruction) and 14
{Condemnation), it la intended by the Parties hareto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premiees, or the equipment
therein, ali of which obligations are intended to be that of the Lessee, It is the intention of the Parlies that the terms of this Lease govern the reapective obligations of

the Parties as to maintenance and repair of the Premises, and they expressly waive the benefit of any statute now or hereafter in effect o the extent it s inconsistent
wilh the terms of this Lease.

73 Utility Installations; Trade Fixtures: Alterations.

(a) Definitions; Consent Required. The term "Utility Installations” refers to all ficor and window coverings, air lines, powar panals, electrical
distribution, security and fire protection systems, communication systems, lighting fixtures, HVAC equipment, plumbing, and fencing in or on the Premises. The
term "Trade Fixtures™ shall mean Lessee's machinery and equipment that can be removed without doing material damage to the Premises. The temm
"Alterations” shall mean any modification of the improvernents, other than Utility Installations or Trade Fidures, whether by addition or deletion. "Lessee Owned
Alterations and/or Utility Insiallations™ are defined as Altterations and/or Utility Instaliations made by Lessee that are not yet owned by Lessor pursuant to
Paragraph 7.4(a). Lessee shall not make any Alterations or Utility Inslallations to the Premises without Lessor's priof written consent. Leases may, however, make
non-structural Utility Installations 1o the interior of the Premises (excluding the roof) without such consent but upon notice 1o Lessor, as long as they are not visibie
from the outside, do not involve puncturing, relocating or remaving the reof o any existing walls, and the cumulative cost thereof during this Lease as extended does
not exceed $100,000 $50,000-in the aggregate or $20,000 $16.000 in any one year.

(b) Consent. Any Akerations or Utility Installations that Lessee shall desire to make end which require the consent of the Lessor shall be
presented to Lessor in written form with detailed plans. Consent shall be deemed conditioned upon Lessea's; (i) acquiring all applicable governmental permits, (ii)
fumishing Leseor with coples of both the permits and the plans and specifications prior to commencement of the work, and (i) compliance with all conditions of said
permils and other Applicable Requirements in a prompt and expeditious manner. Any Alterations or Utillty Installations shall be performed in a workmanlike manner
with good and sufficiet materisls. Lessee shall promptly upon caompletion fumish Lessor with as-built plans and specifications. For wark which costs an amount
equal to the greater of one month's Base Rent, or $10,000, Lessor may condilion its eonsent upon Lessee providing a lien and completion bond in an amourt equal
to one and one-half times tha estimated cost of such Alteration or Utility Installation and/or upon Lessee's posting an additional Security Deposit with Lessor.

(c) Indernnification. Lessee shall pay, when due, all claims for labor or materials furnished cr alleged to have been fumnished to or for Lessee at
or for use on the Premises, which claims are or may be secured by any mechanic's or materialmen’s lien against the Premises or any interest therein. Lessee shall
give Lesscr not less than ten (10) days’ notice prior to the commancement of any work in, on or ebout the Premises, and Lessor shall have the right to post notices of

_-non-responsibility. |f Lessea shall contest the validity of any such fien, claim or demand, then Lessee shall, at its sole expense defend and protect tself, Lessor and
Premises against the same and shall pay and satisfy eny such adverae judgment that may be rendered theraan before the enforcement thereof, If Lessor shall
require, Lessee shall furnish a surety bond in an amount equal to one and one-half times the amount of such contested lien, claim or demand, indemnifying Lesscr
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egainst liahility for the same. If Lessor elects to participate in any such action, Lessee shall pay Lessor's attornays' fees and costs.
7.4 Owmarship; Remaval; Surrender; and Restoration.

{a) Ownership. Subject lo Lessor's right to require removai or elect ownership as hefeinafter provided, all ARerations and Utility Installations made
by Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, elect in writing to be the owner of ali or any specified part
of the Lessees Owned Atterations and Uliity Installations. Unless otherwise instructed per Paragraph 7.4(b) hereof, all Lessee Owned Alerations and Ulility

aliations shall, at the expiration or termination of this Lease, become the property of Lessor and be surendered by Lessee withthe Premises.

(0) Removal. By delivery to Lessea of writtan nolice from Lessor not earlier than ninety (90) and not later than thirty (30) days prior to the end of
the term of this Lease, Lessor may require that any or all Lessee Owned Alterations or Utility Installations be removed by the expiration or termination of this Lease
Lessor may require the ramoval at any time of all or any part of any Lessee Owned Alterations of Utlity instaliatons made without the required consent.

(c) Surrender/Restoration. Lessee shall surrender the Premises by the Expiration Date cr any earier termination date, with all of the

improvernents, parts and surfaces thereof broom clesn and free of debris, and In good operating order, condition and state of repair, ordinary wear and tear, 105s by

fire or other casualty and repalrs which are tne responsibility of Lessor excepted. “Ordinary wear and tear” shall not include any damage or
delesioration that would have been prevented by good maintenance practice. Lessee shall repair any damage occasioned by the installation, maintenance or removal
of Trade Fixiures, Lessee Ovmed Alerstions and/or Utllity Installations, furnishings, and equipment as well as the removal of any storage tank installed by or for
Lessae, arc! the removal, replacement, or remediation of any soil, material or groundwater contaminated by Lessee. Trade Fixtures shall remain the property of
Lesges and shall be removed by Leases, The failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the express written consent
of Lessor shall constitute a holdover under the provisions of Paragraph 25 below.

8. Insuranca; ndemnity.

8.1 Payment For Insurance. Leasee shall pay for all insurance required under Paragraph 8 except to tha exient of the cost attributable to iability
insurance carried by Lessor under Paragraph 8.2(h) in exceas of $2,000,000 per accurrence. Premiums for palicy periods commencing prior to or extending beyond
the Lease termn shall be prorated to comespond to the Lease term. Payment shall be made by Lessee ta Lessor within ten (10) days following receipt of an invoice.

6.2 Liability Insurance.

{a) Carried by Lesses. Lesses shall obtain and keep in force a Commercial General Liability Pollcy of Insurance protecting Lessee and Lessor
against claims for bodily injury, personal Injury and property damage based upon or arising out of the ownership, use, occcupancy of maintenance of the Premises
and all areas appurtenart thereto. Such insurance shall be on an occurrence basis providing single limit coverage in an amount not less than $2,000,000 per
cccurfence with an "Additional Insured-Managers or Lessors of Premises Endorsement™ and contain the "Amandment of the Poliution Exclusion
Endorsement” for damage caused by hest, smoke or fumes from a hostile fire. The Policy shall not cortain any intra-insured exclusions as between insured
persons or organizatlons, but shall Include coverage for liability assumed under this Lease as an ‘insured contract’ for the perforrnance of Lessee's indemnity
obligations under this Lease, The limits of gaid insurance shall net, however, limit the liability of Lessee nor relieve Lesse® of any obligation hereunder. All Insurance
carried by Lessee shall be primary to and not contributory with eny similar insurance carried by Lessor, whose insurance shall be considered excess insurance only.

(b} Carvied by Leasor, Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addition to, and not in lieu of, the insurance
required to be maintained by Lessee. Leasse shall not be named as an additional insured therein.

B.3 Property Insurance - Building, improvements and Rental Value.

(a) Building and Improvements. The Insuring Party shall obtain and keep in force a policy or policies In the name of Lessor, with loss payable to

asor, any groundiessor, and te any Lender(s) Insuring loas or damage to the Premises. The amount of such insurance shall be equal to the full replacernent cost
of the Premisen, as the same shall exist from time to time, or the amount required by any Lenders, but in no event more than the commercially reasonable and
available Inswrable value thereof. If Lessor is the Insuring Party, however, Lessee Owned Afterations and Utiiky Installations, Trade Fixtures, and Lessee's personal
Property shall ba Insured by Lessee under Parsgraph 8.4 rather than by Lessor. If the coverage is available and commercially appropriate, such policy or policies

shall insure against all riske of direct physlcal Ioas or damage (except the penls of Nood andlnr aarthquaka unloea—nq-wed—by—a—émd«). lncludlng coverage for
debris removal and-t : Apphc _

Rrornisen as the resun ofa covared luss. Sald pohcy of policies shall also contarn an agreed \raluatlun prov:snon in hsu of any coinsurance clause, waiver of
gubrogation. and inflation guard protection causing an increase in the annual property insurance coverage amount by a factor of not less than the adjusted U.S.
Department of Labor Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such insurance coverage has a
deductible clause, the deductible amount shall not exceed $50,000 4,000 per occurrence, and Lessee shall be liable for such deductible amourt in the event of an
Insured Loss.

{b) Rental Value. Tha Insuring Party shall abtain and keep in force a policy or policies in the name of Lessor with loss payable to Lessor and any
Lender, insuring the loss of the full Rent for ane (1) year. Said insurance shall provide that In the event the Lease is terminated by reasan of an insured loss, the
period of indemnity for such coverage shall be extended beyond the date of the completion of repairs of replacement of the Premises, to provide for ene full year's
loss of Rent from the date of any such loss, Said insurance shall contain an agreed valuation provision in lieu of any coinsurance clause, and the amount of
Coverage shall be adjusted annually to reflect the projected Rert otherwise payable by Lessas, for the next twelve (12) month period. Lessee shal be liable for any
deductible amount in the event of such loss,

{c} Adjacent Premises. If the Premises ara part of a larger bullding, or of a group of buildings owned by Lessor which are adjacent to the

Premisea, the Lesses shall pay for any increase in the premiums for the property insurance of such bullding or buildings If said increase is caused by Lesses's acls,
omissions, use or occupancy of the Premises.

84 Leasee's Property/Business Interruption Insurance.

{a) Property Damnage. Lessee shall obtaln and maintain insurance coverage on all of Lessee's personal propsrty, Trade Fixtures, snd Lessee
Owned Aterations and Utilty Inglaliations. Such Insurance shall be full replacement cost coverage with a deductibie of not to exceed $1,000 per occurrence. The
proceeds from any such Insurance shall be used by Lesses for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility
Installations. Lesses shall provide Lessor with wiitien evidence that such insurance is in force.

(b} Business Interruplion. Lessee shall oblain and maintain loss of income and exira enpense insurence in amounts as will reimburse Lesses
for direct or indirect loss of earmings attributable to all perils commonly insured against by prudent lessees in the business of Lessee or atiributable to prevention of
access to the Premises as a result of such perils.

(c) No Representation of Adequate Coverage. Lessor makes no represertation that the limits or forms of coverage of insurance specified
nerein are adequate to cover Lessee's property, business operations or obligations under this Lease.

y
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85 Insurance Policies. Insurance required herein shall be by companies duly licensed or admitted lo transact business in the stale where the
Premises are located, and maintaining during the policy term a "General Policyholders Rating” of at least B+, V, as set forth in the most current issue of "Best's
Insurance Guide”, or such other rating as may be required by a Lender. Lessee shall not dc or permit to be done anything which invalidates the required insurance
policies. Leassee shall, prior to the Starl Date, deliver to Lessor certified copies of policies of such Insurance or certificates evidencing the existence and amounts of
the required insurance. No such policy shall be cancelable of subject to modification except afer thirty (30) days prior wiitten notice to Lessor. Lessee shall, at least

“ty (30) days prict to the expiration of such policies, fumish Legsor with evidence of renewals orf "insurance bindess” evidencing renewal thereof, or Lessor may

a7 such insurance and charge the cost thereof to Lessee, which amount shall be payable by Leasee to Lessor upon demand. Such policies shall be for a term of
at least one year, or the langth of the remaining term of this Lease, whichever is less. If either Party shall fail to procure and maintain the insurance required to be
carmried by i, the other Party may, but shall not be required ta, procure and maintain the sama.

8.8 Walver of Subrogation. Without alfecting any other rights or remedies, Lessee and Lessor each haraby release and relieve the other, and waive
their entire right to recover damages against the ather, for loss of or damage to its property arising out of or incident to tha perils required to be insured against
herein. The effect of such releases and waivers is not limited by the amount of insurance carmied or required, or by any deductibles applicable hereto. The Parties
agree to have their respective property damage insurance carriars waive any right to subrogation that such gompanies may have against Lessor or Lessee, as the
case may be, 80 long as the insurance is not invalidated thereby.

B.7 Indemnity. Excepl for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmless the Premises,
Leesor and its aparis, Lessor's master or ground lessor, partners and Lenders, from and against any and all ¢laims, logs of rents and/or damages, fiens, judgments,
penatiies, attomeys' and consuitants' fees, expenses and/or liabilities arising out of, invalving, or in connection with, the use and/or occupancy of the Premises by
Lessee. If any aclion or praceeding is brought againet Lessor by reason of any of the foregoing matters, Lessee shall upon notice defend the same at Lessee's
expense by counsel reasonably setisfaclory to Lessor and Lessor shall cooperate with Lessee in such defense. Lessor nead not have first paid any such claim in
order to be defended or indemnified.

sa Exemption of Lessor from Liability. Lessor shall not be liable for injury or damage to the person or goods, wares, merchandise or other
property of Lessee, Leasse's employees, contractors, inviteea, customers, of any other person in or about the Premises, whether such damage or injury is caused by
or results from fire, steam, electricity, gas, water or rain, or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances,
plumbing, HVAC or lighting fixtures, or from any other cause, whether the said injury or damage results from condttions arising upon the Premises or upon other
portions of the Bullding of which the Premises are a part, or from other sources or places. Lessor shall not be liable for any demages arising from any act or neglect
of any other tenant of Lessor. Notwithslanding Lessor's negligence or breach of this Lease, Lessor shall under no circumstances be liable for injury to Lessee's
business or for any loas of income or profit therefrom.

9, Damage or Destruction.

9.1 Definitions.

(a) "Premises Partial Damage™ shall mean damage or destruction to the improvements on the Premises, other than Leasee Owned Alterations
and Utility Installatione, which can reasonably be repaired in sic (§) months o less from the date of the damage or destruction. Lessar shall notity Lessee in writing
within thirty (30) days from the date of the damage or destruction as to whether or not the damaga ie Partial or Total.

(b) "Preimises Total Destruction™ shall mean damage or destruction to the Premises, other than Lessee Owned Alerations and Utlity
‘nstailations and Trade Fixtures, which cannot reasonably be repaired in six (6) menths or less from the date of the damage or destruction. Lessor shall netity

sees in writing within thirty (30) days from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(¢) “Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and Utility
Installations snd Trade Fixtures, which was caused by an event required to be coverad by the insurance described in Paragraph B.3(a), irrespective of any deductible
amounts or coverage limis invoived.

{d) "Replacernent Cost™ shali mean the cost to repair or rebuild the improvements owned by Lessor at the time of the occurrence to their
condition existing immediatety prior thereto, including demolition, debris removal and upgrading required by the operation of Applicable Requirements, and without
deduction for depreciation.

(e} "Hazardous Substance Condition™ shall mean the otcurtence or discovery of a condition involving the presence of, or a contamination by, a
Hazardous Substance as defined In Paragraph 6.2(a), in, on, or under the Premises.

9.2 Partial Damage - insured Loss, If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessors expense, repair
such dsmage (but not Leasee's Trade Fixlures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible and this Lease shall continue in
fuil force and effect; provided, howaver, thal Lessee shall, at Lessors election, make the repair of any damage or destruction the total cost to repalr of which is
$10.000 or less, and, in such event, Lessar shall make any applicable insurance procesds available to Lessee on a reasonable basis for that purpose.
Notwithstanding the foregoing, If the required insurance was not in force or the insurance proceeds are not sufficient to effect such repair, the Insuring Party ghall
promptly contribute the shoriage In proceeds (except as to the deductible which is Lessee's responsibility) as and when required to complete said repairs. In the
event, however, such shortage was due to the fact that, by reason of the unique nature of the improvements, full replacement cost insurance coverage was not
commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in insurance proceeds or to fully restore the unique aspects of the
Premises unleas Lessee provides Lessor with the funds to cover same, or adequate assurance thereof, within len (10) days following receipt of written notice of such
shortage and request therefor. If Lessor receives said funds or adequate assurance thereof within said ten (10) day period, the party responsible for making the
repairs shall complete them as soon as reasonably possible and this Leasa shall remain in full Torce and effect. |f such funds or assurance are not received, Lassor
may navertheless alect by written notice to Lessee within ten (10) days thereaRer to: (i) make such restoration and repair as Is commercially reasonable with Lessor
paying any shorlage in proceeds, In which case this Lease shall remain in full force and effect, or have this Lease tarminate thitty (30) days thereafer, Lessee shall
nat be entitied 1o reimbursement of any funds contributed by Lessee to repair any such damage or destruction. Premises Partial Damage due to flood or sarthquake
shall be subject i Paragraph 9.3, notwithstanding that there may be some insurance coverage, but the net praceeds of any such insurance shall be made available
far the repairs if made by efther Party.

9.3 Partial Damage - Uninsured Loss, If a Prefnises Partial Damage that is rot an Insured Loss occurs, unless caused by a negligent or willful act
of Lessee (in which event Lessee shall make ths repairs at Lessee's expense), Lessor may either: (i) repair such damage as soon as reasonably possible at Lessor's
expense, in which evertt this Leage shall continue in full force and effect, or (i) terminate this Lease by giving written nolice to Lessee within thirty (30) days after
*~eeipt by Lessor of kncwiedge of the occurrence of such damage. Such termination shall be effective sixty (60) days follawing the date of such notice. In the event

807 elects to terminale this Lease, Lessee shall have the right within fen (10) days after receipt of the termination notice to give written notice to Lessor of
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Lessee's commitment to pay for the repalr of such damage without reimbursemnent from Lessor. Lessee shall provide Lessor with said funds or satisfactary
assurance thereof within thirty (30) days after making such commitment. In such event this Lease shall continue in full force and effect, and Lessor shall proceed to
make such repairs as soon as reasonably possible after the required funds are available. |f Lessee does nat make the required commiment, this Lease shall
terminate as of the date specified in the termination notice.

9.4 Total Destruction. Notwithstanding any other provision hersof, if a Premises Total Destruction accurs, this Lease shall terminate sixty (60) days

‘owing such Destruction. |f the damage or destryction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall have the right {o recover
-8501's damages from Lessee, axcept as provided in Paragraph 8.6.

95 Damage Near End of Term. If at sny time during the last six (6) months of this Lease there is damage for which the cost to repair exceeds one
{1} momh's Aase Rent, whothar or not wn Inoured Loas, Leosor may tesminate Lhis Lease effective sixty (60) days following the dale of ococurrence of such damage
by giving a written termination notice to Lesgee within thirty {30) days after the date of occurrance of such damage. Notwithstanding the foregoing, if Lessee at that
time has an exerclsable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by, (a) exerclsing such option and (b}
praviding Lessor with any shortage in insurance proceeds (or adequate assurance thereof) needed to make the repairs on or before the earier of () the date which is
ten days afier Lessae's racaipt of Lessor's written notice purporting to terminate this Lease, or (i) the day prior to the date upan which such option expires. If Lessee
duly exercises such option during such period and provides Lessor with funds (or adequate assurance thereof) lo cover any shariage in insurance groceeds, Lessor
shal, at Lessor's commercially reasonable expense, repair such damage as soon as reasonably passible and this Lease shall continue in full force and effect. If
Lesses fails to exercise such optlon and provide such funds or assurance during such period, then this Lease shall terminate on the date specified in the termination
notice and Lessee's option shall be extinguished.

98 Abatemaent of Rent; Lessee's Remedies.

(8) Abaternent. In the avent of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condition for which Lessee is
not respansible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or restoration of such damage shall be abated in
proportion to the degree to which Lessee's use of the Premises is impuired, but not to exceed the proceeds received from the Rental Value insurance. All other
obiigations of Lessee hereunder shall be performed by Leesee, and Leasor shall have no liability for any such damage, destruction, remediation, repair or restoration
except as provided hareln,

(b) Remedies. |f Lessor shall be obligated to repair or restore the Premises and does not commence, in a substantial and meaningful way, such
repair or restoration within ninety (30} days after such obligation shall agcrue, Lessee may, at any lime prior to the commencement of such repair or restaration, give
written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessae's election to terminate this Lease on a dale not less than sixty (60) days
following the giving of such notice. 1f Lessee gives such nolice and such repair or restoration is not commenced within thirty (30) days thereafter, this Lease shall
terminate as of the date specified in said notice. If the repair or restoration is commenced within said thirty {30) days, this Lease shall continue in full force and
effect. "Commence” shall mean either the unconditional authorization of the preparation of the required plans, or the beginning of the actual work on the Premises,
whichever first occurs.

97 Termination - Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable adjustment shall
be made concerning advance Base Rent and any other advarce payments made by Lessee to Lessor. Lessor shall, in addition, return to Lessee so much of
Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.

98  Waive Statutes. Lessor and Lessee agree that the terms of this Lease shall govern the effect of any damage to or destruction of the Premises

th respect ta the termination of this Lease and hereby waive the provisions of any present or fulure statute to the extent [nconsistent herewith.
10. Real Property Taxes.

10.1  Definition of "Real Property Taxes.” As used herein, the term "Real Property Taxes” shall include any form of assessment; real estate,
general, special, ordinary or extraordinary, or rental levy or tax {other than inhetitance, personal income or estate taxes); improvement bond; and/or license fee
imposed upon of levied against any legal or equilable interest of Lessor in the Premises, Lessor's right to other income therefrom, and/or Lessar's business of
lsasling, by any authority having the direct or indirect power to tax and where the funds are generated with reference to the Building address and where the proceeds
8o generated are to be epplied by the city, county or other local taxing authority of a jurisdiction within which the Premises are located. The term "Real Property
Taxes” shall also include ary tax, fee, levy, assessment or charge, or any increase therein, imposed by reason of events occurring during the term of this Lease,
including but not limited to, a change in the owrership of the Premises.

102 Payment of Taxes. On or before April 1 and December 1 of each year during the term of this lease, Lessee shall pay to
Lessor the amount of the Rea Property Tax installment that is due on or before April 10 and December 10. Proveded that Lessor shall
have provided Lessee with a copy of the Los Angeles County Real Froperty Tax Blll withing 30 days of the date the first Installment is
due for the fiscal year. Real property taxes payabe by Lessee during the term of the Lease shall be prorated as to the part of the tax
year (July 1 - June 30) which Is Included within the term of the Lease. A copy of the tax bill for for the fiscal year 1999-2000 is
attached as Exhiblt A, The prorated tax due from Lesece to Lessor for the tax year July 1, 1399 through June 20, 2000 is 5481740,
of which $963.46 is due on or before December 1, 1999 and $3.853.84 is due on or before April 1, 2000.
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103  Joint Assessmentl. If the Premises are not separately assessed, Lessee's liability shall be an equitable proportion of the Resl Property Taxes for
all of the land and Improvements included within the tax parcel assessed, such proportion to be conclusively determined by Lessor from the respective valuations
assigned in the assessor's work sheets or auch other information as may be reasonably available,

10.4  Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, Ulility
wratallations, Trade Fidures, fumishings, equipment end all personal property of Lessee. When possible, Lessee shall cause such property to be assessed and

biked separately from the real property of Lessor. If eny of Leesee’s said personal property shall be assessed with Lessor's real property, Lessee shall pay Lessor
the taxes atiributable to Lesses's property within ten (10) days after raceipt of a written statement,

n". Wilities. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other wlilties and services supplied to the Premises,

together with any taxes thereon. If any such services are not separately metered to Lessee, Lessee shall pay a reasonable proportion, to be determined by Lessor, of
all charges joindly metered.

12. Assignment and Sublefting.
121 Lessor's Consent Required.

(a) Le2ses shall not voluntarily or by operstion of law assign, transfer, mortgage or encumber (collectively, "assign or assignment”) or sublet all
or any part of Leasea's Interest in this Lease or in the

(d) An assignment or subletting without cansent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1(c), or a noncurable
Breach without the necessity of any notice and grace period. If Lessar elects to treat such unapproved assignment or subletting as a noncurable Breach, Lessor may
efther: {i) terminate this Lease, or (1i) upon thirty (30) days written notice, increase the monthly Base Rent to one hundred ten percent {110%) of the Base Rent then
in effect, Further, in the event of such Breach and rental adiustment, (1) the purchase price of any option to purchase the Premises held by Lessee shall be subject
to similar adjustment to one hundred ten percent (110%) of the price previously in effect, and (i) all fixed and non-fixed rental adjustments scheduled during the
remaindar of the Lease term shall be increased to One Hundred Ten Percent (110%) of the scheduled adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or injunctive relief,

122 Terms and Conditions Applicable to Assigriment and Subletting.

(a) Regardless of Leszora consent, any assignment or subletting shall not: (i) be effective without the express writtan assumption by such
-ssignee or sublesses of the obligations of Lessee under this Lease; (i) release Lessee of any obligations hereunder; or (iii) alter the primary llability of Lessee for the

syment of Rent or for the performance of any other obligations to be performed by Lessee.

{b) Lessor may accept Rent or perfarmance of Lessee's obligations from any person other than Lessee pending approval or disapproval af an
assignment. Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or perfermance shall constitute a waiver or estoppel of
Lessor's right to exercise ite remedies for Lessea's Default or Breach.

{c) Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or subletting.

(d) 'n the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyohe else responsible for
the performance of Lessea's obligations under this Lease, including any assignee or sublessee, without first exhausting Lessor's rernedies against any other person
or entity responsible therefore to Lessor, or any security held by Lessor.

(e} Each requeat for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's determination as
ta the financial and operationsl responsibiity and appropriateness of the proposed assignee or sublessee, including but not limited to the intended use and/or
required modification of the Premises, if any, together with a fee of $1,000 or ten percent (10%) of the current monthly Base Rent mpplicable to the portion of the
Premises which is the subject of the proposed assignment or sublease, whichever is greater, as consideration for Lessor's considering and processing said request.
Lessee agrees to provide Leasor with such other or additional information and/or documentation as may be reasonably requested.

() Ary asslgnee of, or sublessee under, this Lease shall, by reason of accepting such assignment or entering into such sublease, be deemed to
have assumed and agreed to conform and comply with each and every term, covenant, condition and obligation herein to be observed or performed by Lessee during
the term of sald assignment or sublaase, other than such obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor
has specificaily consented 10 in writing,

123  Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply 1o any subletting by Lessee of all
of any part of the Premises end shall be deemed included in all subleases under this Lease whether or not expressly Incorporated thergin:

(a) Lessew heraby assigns and trensfers to Lessor all of Lessae's interesl in all Rent payable on any sublease, and Lessor may collect such Rent
and apply same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur in the perforrnance of Lessee's obligations, Lesses
may collect said Rent. Lessor shall not, by reason of the foregoing or any assignment of such sublease, nor by reason of the collection of Rent, be deemed liable to
the sublesess for any failure of Leasee to pedurm and comply with any of Leasee's obligations to such sublessee. Lessee hereby imevocably authorizes and directs
any such sublessee, upon receipt of a written notice from Lessar stating thal a Breach exists in the performance of Lessee's obligations under this Lease, to pay to
Lessor all Rent due and to become due under the sublease. Sublessee shall rely upon any such notice from Lesaor and shall pay all Rents to Lessor without any
obligation or right to inquire as to whether such Breach exists, notwithstanding any claim from Leasee to the contrary.

(b} [n the event of a Breach by Lessee, Lessor may, at its option, require aublessee to allorn to Lessor, in which event Lessar shall undertake the
obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such sublease; provided, however, Lessor shall not

¥ liable for any prepaid rents or sacurity deposit paid by such sublessee to such sublessor or for any prior Defaults or Breaches of such sublessor.
{c) Any matter requiring the cansent of the sublessar under a sublesse shall also require the consent of Lessor.

! 7
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(d) No sublesses shall further assign or sublet all or any part of the Premises without Lessor's prior wrilten consent.
(e} Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublesaee, who shall have the right to cure the Default of Lessee

within the grace period, if any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and against Lessee for any such Defaults
cured by the sublessas.

LA Default; Breach; Romedies,

13.1  Default; Breach. A "Default” is defined as = failure by the Lesaee to comply with or perform any of the terms, covenants, conditions or rules
under this Lease. A "Breach” is defined as the occurrence of one or more of the foliowing Defaults, and the failure of Lessee to cure such Default within any
applicable grace period:

(a) The apandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable |evel of security, or where the
coverage of the property Insurance described in Paragraph 8.3 is jeopardized as a resull thereof, or without providing reasonable assurances to minimize potential
vandalism,

{b) The failure of Lessee to make any payment of Rent or any Security Deposi required to be made by Lessee heraunder, whether to Lessor or to
a third party, when due, to provide reasonable evidence of insurance or surety bond, or 1o fulfill any obligation under this Lease which endangers or threatens life or
property, where such fallure continues for a period of ten (10 three<3) businees-days following written notice to Lessee.

(e) The failure by Lessee to provide (i) reasonable writlen evidence of compliance with Applicable Requirements, (i) the service contracts, (iii) the
rescission of an unauthorized assignment or subletting, (iv) a Esloppel Cerlificate, (v} a requested subordination, (vl) evidence concerming any guaranty and/or
Guarantor, {vil} any document requested under Paragraph 42 (easements), or (vili) any other documentation or information which Lessor may reasomably require of
Lessee under the terms of this Lease, where any such fallure continues for a periad of ten (10} days following written notice to Lessee.

{d) A Default by Lessea as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopled under Paragraph 40 hereof,
other than thosa described In subparagraphs 13.1(a), (b) or (c), ebove, where such Default continues for a period of thirty (30) days after written notice; providad,
however, that if the natwre of Lessea's Default is such that more than thirty (30) days are reasonably required for its cure, then it shall not be deemed to be a Breach
if Lessee commences such cure within said thirty (30) day period and thereafter dillgently prosecutes such cure to cornpletion.

{8) The occurmence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of creditors; (i)
becoming a "debtor” as defined in 11 U.S.C. § 101 or any successor stalute thereto (unless, in the case of a pelition filed against Lessee, the same is dismissed
within sixty (60) days); (lii) the appointmeni of a trustee or raceiver to take possession of substantially all of Lessee's assets located at the Premises or of Lessees
interest in this Lease, where pcaseasion |a not restored to Lessee within thirty (30) days; or (Iv) the ettachment, execution or other judicial seizure of substantially all
of Lessee's assets located at the Premises or of Lessee’s interest in this Lease, where such seizure is not discharged within thirty (30) days; provided, however, in

the event that any provislon of this subparagraph 13.1 {e) is contrary to any applicabla law, such provision shall be of no force or effect, and not affect the validity of
the remaining provisions.

------- rantors e nd suo HR-G

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obiigations, within ten (10) days afler written notice (or in case of an
amergency, withoul notice), Lessor may, at its option, perferm such duty or obligation on Lessee's behall, inciuding but not limited to the obtaining of reasonably
required bonds, Jnsurance policies, or governmantal licenses, permits or approvals. The costs and expenses of any such performance by Lessor shall ba due and
payable by Lesses upan recaipt of invoice therefor. If any check given to Lessor by Lessee shall not be honcred by the bank upan which it is drawn, Lessor, at its
option, may require ell future payments to be made by Lessee to be by cashier's check. In the evant of a Breach, Lessor may, with or without further notice or
demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may hava by reason of such Breach:

(a) Terminate Lesnee's right to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall
immediately surrender possession ta Leseor. In such event Lessor shall be entitied to recaver from Lessee: (i) the unpaid Rent which had been eamed at the time of
termination; (1) the worth &t the time of award of the amount by which the unpaid rent which would have been earned after termination until the time of award exceeds
the amount of such rental loss that the Lessee proves could have been reasonably avoided; (jii) the worth at the time of award of the amount by which the unpaid rent
for the balence of the term afier the time of award exceeds ths amount of such rental loss that the Lessee proves could be reasonably avcided; and (iv) any other
amount necessary {o compensata Lessor for all the detriment proximately caused by the Legsee's failure to perform its obligations under this Lease or which In the
ordinary course of things would be likely to result therefrom, including but not limited to the cost of recovering possession of the Premises, expenses of reletting,
including necessary renovation and afteration of the Premises, reasonable atlorneys' fees, and that portion of any leasing commission paid by Lessar in connection
with this Lease applicable to the unaxpired term of this Lease. The worth st the lime of award of the amount referred to in provision (jii) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are [ocated at the
time of award plus one percent (1%). Efforts by Lessor to mitigate dameges caused by Lessee's Breach of this Lease shall not waive Lessor's right to recover
damages under Paragraph 12. If termination of this Lease is obtained through the provisional remedy of unlawful detainar, Lessor shall have tha right to recover in
such proceeding any unpaid Rent and dsmages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a separate suit. Il a
notice and grace period required under Paragraph 13.1 was not previously given, a fotice to pay rent or quit, or to perform or quit given to Lessee under the unlawiul
detainer statute shall also constiluta the notice required by Paragraph 13.1. In such case, the applicable grace period required by Peragraph 13.1 and the unlawful
detainer statute shell run concurrently, and the failure of Lesses to cure the Default within the grester of the two such grace periods shall constitule both an unlawful
detainer and a Breach of this Lease entiting Lessor to the remedies provided for in this Lease and/or by said statute.

{b) Cantinue the Lease and Lessee's right to possession and recover the Rent as & becomes due, in which event Lessee may sublet or assign,
subject only to reasonable limitations. Acts of maintenance, efforis to relet, and/or the sppointment of a receiver to protect the Lessor's inferests, shall not constitute
a termination of the Lessee's right to posseasion.

{c) Pursua any other remedy now ar hereaftar available under the laws or judicial decisions of the state wherein the Premises are located. The

Diration or termination of this Lease and/or the termination of Lessee's right to possession shall not relieve Lessee from liability under any indemnity provisions of
wnis Lease as to matters occuming of accruing during the term hereof or by reason of Lessee’s occupancy of the Premises.

7.
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134 Late Chargas. Loesos boreby acknewiedges that laie paymen: by Lessee of Rent wil cause Lessor 1o Incur cosats not contemplated by this
Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limred to, processing and accounting charges, and late

charges which may be Imposad upon Lessor by any Lender. Accordingly, If any Rent shall ot be received by Lessor within ter (10) fve(S) days afler Lessor
has given notlce In accordance with paragraph 13.1, swch-amount-shali-be-due, then, without any requirement for notice to Lessaa, Lessee shall pay to

Lessor a one-time late charge equal to five (5%) ten-percert-(10%) of each such overdue amount. The Parties hereby agree that such late charge tepresents a fair
and reasonable estimate of the coats Lessor will incur by reason of such late payment. Acceptance of such late charge by Lessor shall in no event constitute a
weaivar of Lessee's Default or Braach with respect to such overdue amount, nor prevent the exercise of any of the other rights and remedies granted hereunder. 47

13.5 Interest. Any monelary payment due Lessor hereunder, other than late charges, not received by Lassor, when due as to scheduled payments
(such as Base Rent) or within thirty (30) days following the date on which it was due for non-scheduled payment, shall bear Interest from the date when due, as to
schediuled payments, or the thirty-first (31st) day after it was due as to non-scheduled payments. The interest ("Interest™) charged shall be equal to the prime rale
raporied in the Wall Street Journal as published closest prior to the date when due plus four percent {4%), but shall not exceed the maximum rate sllowed by law.
Interest is payable In addition {o the potential Iate charge provided for in Paragraph 13.4.

13.6 Bueach by Lessor.

(a) Notice of Breach, Lessor shall not be deemad in breach of this Lease unless Leasor fails within a reasonable time to perform an obligation
requited to be performed by Lessor. For purposas of this Paragraph, a reasonable time shall in no evant be less than thirty (30) days after receipt by Legsor, and any
Lender whose name and address ahall have been fumished Lessee in writing for such purpose, of written notice specifying wherein such obligation of Lessor has not
been parformed; provided, however, that if the nature of Leasor's obligation is such that more than thirty {(30) days are reasonably required for its performance, then
Leasor shall not be in breach if performance is commenced within such thirty (30) day period and thereafier diligantly pursued to completion,

(b) Performance by Lessae on Behalf of Lessor. In the event that neither Lessor nor Lender cures said breach within thirty (30) days after
receipt of said notice, or If having commenced said cure they do not diligently pursue it to completion, then Lessea may elect to cure said breach at Lessee’s expense
and offset from Rent an amount squel to the greater of one month's Base Rartt of the Security Deposit, and to pay an excess of such expense under protest,
reserving Lessaa's right to reimbursament from Leasor. Lessee shall document the cost of sald cure and supply said documentation to Lessor.

14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise of said
yer {collectively "Condemnation”), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or possession, whichever
urst occurs. If more than ten percent (10%) of any building portion of the Premises. or mora than twenty-five percent (25%) of the land area portion of the Premises
not occupied by eny buiiding, s taken by Condemnation, Lessee may, at Lessee's option, to be exercised in writing within thirty (30) ten(10) days after Lessor
shall have given Lessee written notice of such taking (or in the absence of such notice, within ten {10) days after the condemning authority shall have taken
possession) terminate this Lease as of the date the condemning authority takas such possession, |f Lessee does not terminate this Lease in accordance with the
foregoing, this Lease shall remain in full force and effect as to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the
reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whether such award
shall be made as compensation for diminution in value of the leasshold, the value of the part taken, or for severance damages; provided, however, that Lessee shall
be entitied to any compensation for Lessee's relocation expenses, loss of business goodwill and/or Trade Fixtures, without regard to whether or not this Lease is
terminated pursuant to tha provisions of this Paragraph. All Alterations and Utility Installations made 1o the Prem|ises by Lessee, for purposes of Condemnation only,
shall be considered the property of the Lessee and Lessee shall be entitied to any and all compensation which is payable therefor. In the event that this Lease is not
terminated by reaeon of the Condemnation, Lessor shall repair any damage {o the Premises caused by such Condemnation,
18. Brokers' Fee.

154 Additiohal Commission. In addition to the payments owed pursuant to Paragraph 1 10 abave, and unless Lessor and the Brokers otherwise
agree in wriling, Lesaor agrees that: (a) if Lessee exercises any Option, {b) if Lessee acquires any rights to the Premises or other premises owned by Lessor and
Iocated within the same Project, if any, within which the Premises is located, (c)  Lessee remains in possession of the Premises, with the consent of Lessor, after
the expiration of this Lease, or (d) if Base Renl is increased, whethier by agreement or operation of an escalation clause herein, then, Lessor shall pay Brokers a fee
in accordance with the achedule of said Brokers In effect at the time of the execution of this Lease.

152 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemned to have assumed Lessor's obligation
hereunder. Each Brokar shall be a third party beneficiary of the provisions of Paragraphs 1.10, 15, 22 and 31, If Lessor fails to pay to a Broker any amounis due as
and for commissions pertaining to this Lease when due, then such amounts ahall accrue Interest. In addition, if Lessor fails to pay any amounts to Lessee's Broker
whan due, Lessee's Broker may send written nolice 1o Lessor and Lessee of such failure and if Lessor fails to pay such amounts within ten (10) days aker said
nolice, Lessee shall pay said monies to its Broker and offset such amounts against Rent. In addition, Lessee's Broker shall be deemed to be a third party beneficiary
of any commission agreement entered into by and/or between Lessor and Lessars Broker.

153 Represantstions and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the cther that it has had no
dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said named Brokers is
ertiled to any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify, protect, defend and hold the other harmiess
from and agalnst liabllity for compensation or charges which may be ¢laimed by any such unnamad broker, finder or other similar party by reason of any dealings or

“ons of the indemnifying Party, including any costs, expenses, and/or attorneys’ fees reasonably incurred with respect thereto,

Estoppel Certificates.

(a) Each Party (as "Responding Party”™) shall within ten (10) days after written notice from the other Party (the "Requesting Party”) execute,

1)
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acknowledge and deliver to tha Requesting Party a statement in wiiting in form similar to the then most current "Estoppel Centificate™ form published by l_he

Amencan indusirial Real Estate Associalion, plus such additional information, confimmation and/or statements as may be reasonably requested by the Requesting
Party.

(b) If the Responding Party shall fail to execute or deliver the Estoppel Cerlificate within such ten day period, the Requesﬁng Party rrlay execute an

Estoppel Certificate stating that: (i) the Lease ie in full force and effect without modification except as may be represented by the Requesting Party, (|’1) t_here ara no

ured defaufts in the Requeating Party's perfarmance, and (jii} if Lessar is the Requesting Party, not more than one month's Rent has been paid in advance.

« «ospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shali be estopped from denylng
the truth of the facts contained in sald Certificate.

() If Lewsor desires to Nnance, rafinance, or 8all the Premisee, or any parn thereof, Lessee and all Guarantors shail deliver to any potential lender

of purchaser designated by Lessor such financial statementa as may be reasonably required by such lender of purchaser, including, but not limited to, Lessee's
financial statements for the past three (3) years. All such financial statements shall be received by Lessor and such lender or purchaser in confidence and shail be
used only for the purposes herein set forth.
17. Definition of Lessor. The term "Lessor™ as used herein shall mean the owner or owners at the time in question of the fee title to the Premises, or, if
this is a subleasa, of the Lessee's interest in the prior lease. In the avent of & transfer of Lessor's title or interast in the Premiges or this Lease, Lessaor ahall deliver to
the transferes or assignee (in cash or by credit} any unused Security Deposit held by Lessor. Except as provided in Paragraph 15, upon such transfer or assignment
and dalivery of the Security Depoait, as aforessid, the prior Lessor shall be relieved of all [labllity with respect to the otligations and/or covenants under this Lease
thereafter to be performed by the Lessor. Subject to tha foregoing, the obligations andfar covenants in this Lease (o be performed by the Lessor shall be binding only
upon the Lessor s hereinabove defined. Notwithstanding the above, and subject to the provisions of Paragraph 20 below, the original Lessor under this Lease, and
all subsequent holders of the Lesasor's interest in this Leasa shall remain liable and responsible with regard 1o the potendial duties and liabilties of Lessar pertaining to
Hazardous Substances as oullined In Paragraph 6 above.

18. Severabllity. The Invaiidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the vakidity of any
other provision hereof. ’
18. Days. Unless ctherwise specifically indicated to the contrery, the word "days" as used in this Lease shall mean and refer to celendar days.
20, Limitation on Liabllty. Subject to the provisions of Paragraph 17 above, the obligations of Lessor under this Lease shail not constitute personal
obligations of Leasor, the indvidual partners of Lessor or its of thelr Individual pariners, directors, officera or shareholders. and Lesses shall look to the Premises,
and ta no other assets of Lessor, for the satiefaction of amy liability of Lessor with respect ta this Lease, and shall not seek recourse against the Individual partners of
Lessor, or its or their Irdividual pariners, directors, officers or ehareholders, or any of their perascnel assets for such satisfaction.
21, Time of Essence. Time is of the essence with respect to the performance of all obligations to be parformed or cbserved by the Parties under this Lease.
22, No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to any matter mentioned
herein, and na other prior or conternporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and warrants to the Brokers that
it has made, and is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility of the other Party to this Lease and as fo
the nature, quality and character of the Premisas. Brokers have no responsibillty with respect thereto or with reapect to any default or breach hereof by either Party.
The liabllity (including court costs and Attomeys’ fees), of any Broker with respect to nagatiation, execution, delivery or performance by either Lessor or Lessse under
~*~a Lease or any amendment or modification hersto shall be limited to an amount up to the fee received by such Broker pursuant to this Lease; provided, however,
 tha foregaing limitation on each Broker's liability shall not be epplicable to any gross negligence or willful misconduct of such Broker.
23 Notices.

23.1 Notice Requirements. All notices required or permitted by this Laasa shall be in writing and may be delivered in parson (by hand or by egurier) or
may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by facsimile transmission, and shall be deemed
sufficiently given if served in a manner specifisd in this Paragraph 23. The addresses noted adjacent to a Party's signature on this Lease shall be that Party's
address for delivery or mailing of notices. Either Party may by written notice to the other specify a different address for notice, except that upon Lessee's taking
possession of the Premises, the Premises shall constitute Lessee's address for notice. A copy of all natices to Lessor shell be concurrently transmitted to such party
or parties at such addresses as Lessor may from time to time hereafler designate in writing.

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemned given on the date of delivery shown on the
receipt card, or if no delivery date is shown, the postmark thereon, If sent by regular mail the notice shall be deemed given forty-aight (48) hours after the same is
addressed as required herein and mailed with postage prepaid. Noticea delivered by United States Express Mail or overnight courier that guarantee next day delivery
shall be deamed given tweanty-four (24) hours after delivery of the eame to the Postal Service or courier. Notices transmitted by facsimile transmission or similar
means shall be deemed delivered upon telephone confirmation of receipt, provided a copy is also delivered via delivery or mail. If notice is received on e Saturday,
Sunday or legal holiday, it shall be deemed received on the next business day.

4. Waivers. No waiver by Lessor of the Default or Breach of any term, covenant or condition herecf by Lessee, shall be deemed a waiver of any other term.
covenant or condition harsof, or of any subsequent Default or Ereach by Lessee of the same or of any other term, covenant or condition hereof, Lessor's consent to,
or approval of, any act shall not ba deemed to rendar unneceseary the obtaining of Lesscr's consent to, or spproval of, any subsequent or similar act by Lesses, or be
construed as the basis of an estoppel to enforce the provision or provislons of this Lease requiring such consent. The acceptance of Rent by Lessor shall not be a
walver of amy Default or Breach by Lessee. Any payment by Lessea may be accepted by Lessor on account of manies of damages due Lessor, notwithstanding any
qualifying statements or conditions made by Lessee In conneclion therewith, which such statements and/or conditions shall be of no farce or effect whatsoever
unless specifically agreed to in writing by Lessor at or befare the time of deposit of such payment.
26, Recording. Efther Lessor or Lessee shall, upon request of the other, execule, acknowledge and deliver to the other & short form memorandum of this
Lease for recording purpeses. The Party requesting recordation shall be responsible for payment of any fees applicable thereto.
28, No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination of this Lease.
In the event that Lessee hokis over, then the Base Rent shall be increased to one hundrec fitty percent (150%) of the Base Rent applicable during the menth
immediately preceding the expiratian or termination. Nothing contained herein shall be construed as conseni by Lessor to any holding over by Lessee.
27. Cumulative Remedies. No remedy of election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedies
at law or in equity.
- Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or parformed by Lessee ere both covenants and
wditions. In construing this Lease, all headings and titles are for the convenience of the Parlies only and shall not be considered a part of this Lease. Whenever
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required by the context, the singular shall include the plural and vice versa. This Leass shall not be construed as if prepared by one of the Parties, but rather
according te its falr maaning a8 a whole, as if both Parties had prepared it. )
2%, 8inding Effect; Cholce of Law. This Lease shall be binding upon the parties, their personal represertatives, successors and assigns and be governed

by the laws of the State in which the Premiaes are located. Any Itigation between the Parties hereto concerning this Lease shall be initiated in the county in which
/lbe Premises are ocated.

34, Subordination; Attornment; Non-Disturbance.

30.1 Subordinstion. This Lease and any Option granled hereby shall be subject and subordinate to sny ground lease, mortgage, deed of trust, or
other hypothecetion of ecurity devlce (coliectively, ~Secusity Device™), now or hereafter placed upon the Premises, to any and all advances made on the security
thereof, and to ail renewals, modifications, and extensions thersof. Lessee agrees that the holders of any such Security Devices {in this Leasa together referred to as
"Lessors Lender”) shall have no liability or obligation to perform any of the obligations of Lessor under this Lease. Any Lender may elect to have this Lease and/or
any Option granted hereby superior 10 the lien of its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be
deemed prior to such Sacurity Device, notwithstanding the reiative dates of the documentation or recardation thereof.

30.2 Attormment. Subject to the non-disturbance provisions of Paragraph 30.3, Lessee agrees to attorn to a Lender or any other party who acquires
ownership of ths Premises by reason of a foreclosure of & Security Device, and that in the event of such foreclosure, such new owner shall not. (i) be liable for any
act or omisalon of any prior lesaor or with respect to events occurring prior to acquisition of ownership; (i) be subject to any offsets or defenses which Lessee might
have against any prior lessor; or (iil) be bound by prepayment of more than one (1) month's rent.

30.3  Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee's subordination of thie Lease
shall be subject to recaiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement”) from the Lender which Non-Disturbance
Agreament provides that Lessee's possession of the Premises, and this Lease, including any optiors to extend the term hereof, will not be disturbed so long as
Lesses ls not in Breach herecf and attorns 10 the record owner of the Premises. Further, within sixty (80) days after the execution of this Lease, Lessor shall use its
commercially reasonable efforts 1o obtain 8 Non-Disturbance Agreement from the holder of any pre-existing Security Device which is secured by the Premises. In
Ihe event that Lessor |s unable to provide the Non-Disturbance Agreement within said sixty (60) days, then Lessee may, at Lessee's option, directly contact Lesser's
lander and attempt to negotiate for the execution and delivery of 2 Non-Disturbance Agreament,

30.4 SelfExecuting. The agreements contained in this Paragreph 30 shall be effective without the execution of any further documents; provided,
however, that, upon writtan request Trom Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and Lessor shall execute
such further writings as may be reasonably required to separately document any subordination, attornment and/or Non-Disturbance Agreement provided for herein.
3. Altorneys’ Fees. If any Party or Broker brings an action or proceeding invoiving the Premises to enforca the terms hereof o to declare rights hereunder,
the Prevailing Party (as hereaftar defined) in any such procesding, action, or appeal thereon, shall be entitled to reasorable aftorneys’ fees. Such fees may be
awarded in the same sult or recovered in a separate suit, whether or nol such action or proceeding is pursued to decision or judgment. The term, "Prevailing
Party™ shall include, without limitation, a Party or Broker who substantially obtains or defeals the relief sought, as the case may be, whether by compromise,
settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attomeys’ fees award shall not be computed in accordance with
any court fes schedule, but ehall ba such as to fully reimburse all attorneys’ fees reasonably Incurred. In addition, Lessor shall be entitled lo attorneys’ fees, costs
~d expenses incurred In the preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action s subsequently

+mmenced in connection with such Default or resulting Breach.
32 Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the case of an
emergency, and otherwise at reasonable times for the purpose of showing the same to prospective purchasers, lenders, or lessees, and making such alterations,

repairs, improvemnents or additions to the Premises as Lessor may deem necessary. FProvided, however, that Lessor shall only exerclee access righte
after reasonable notice to Lessee and shall give Lessee the opportunity to be present during any perlod that Lessor, or a representative

of Lessor is on the property. Al such aclivities shall be without abatement of rent or liability o Lessae. Lessor may at any time place on the Premises any
ordinary "For Sale™ sigrs and Leasor may during the last six (5) months of the term hereof place on the Premises any ordinary "For Leasa” signs. Lessee may al
any time place on or about the Premises any ordinary "For Sublease” sign.

. Auctions. Lessee shail not conduct, nor permit to be conducted, any auction upon the Premises without Lessars prior written consent. Lessar shall not
be obligated to exercise any standard of reasonableness In determining whether to permit an auction.

H, Signs. Except for ordinary “For Sublease” signs, Lessee shall not place any sign upon the Pramises without Lessor's prior written consent. All signs must
comply with all Applicable Requirements.

k13 Termination; Merger. Unless specifically stated otherwise in wriling by Lessor, the voluntary or other surrender of this Lease by Lessee, the mutual
termination or cancellation herecf, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate in the
Premisas; provided, however, that Lessor may elect to eontinue any one or all existing subtenancies. Lessors failure within ten {10) days following any such event to
glect to the contrery by written notice to the holder of any such lesser interest, shall constitute Lessor's election to have such event constitute the termination of such
intarest.

Ja. Consents. Cxcept as otherwiss provided herein, wherever In this Lease the consent of a Party is required o an act by or for the other Party, such consent
shall not be unreasonably withheld or delayed. Lessor's actus! reasonable costs and expenses (including, but not limited to, architects’, attorneys’, engineers’ and
other consultants' fees) incurred in the coneideration of, or response 10, a request by Lessee for any Lessor consent, including, but net limited to, consents to an
assignment, a subletting or the presence or use of a Hazardous Substance, shali be paid by Lessee upon receipt of an invoice and supporting documantation
therefor, Lessor's consent to any act, assignment or subletting shall not constitule an acknowiedgment that no Default or Breach by Lessee of this Lease exists, nor
shall such congent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in wriling by Lessor at the time of such
consent. The fallure to spacify herein any particular condition to Lessor's consent shall not preclude the imposition by Lessor at the time of consent of such further
or other conditions as are then reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any

determination made by the olher hereundes and reasonably requests the reasons for such determination, the determining party shall furnish its reasons in writing and
in ressonable detail within ten (10) business days following such request.
7. Guareantor.

371 Execution, The Guarantors, if any, shall each execule a guaranty in the form most recently published by the American Industrial Real Estate
Association, and each such Guaranior shall have the same obligations as Lessee under thig Lease.
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37.2 Default. It shalt constitute a Default of the Lessee If any Guarantor fails or refuses, upon request to provide: (a) evidence of the execution of the
gueranty, including the authority of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate Guarantor, a certified cu!ay of a
resolution of its board of directars authorizing the making of such guaranty, (b) current financial statements, {c) a Tenancy Statement, or (d) writtan confirmation that
the guaranty is still In effect,
38, Quiet Possassion. Subject lo payment by Lessee of the Rent and performance of all of the covenants, condltions and provisions on Lessae’s part to be
erved and performad under this Lease, Lessee shail have quiel possassion ank quiet anjoyment of the Premises during the term hereof.
wi. Options.

35.1  Definition. "Option™ shall maan: (a) the right to extend tha term of or renew this Lease or to extend or renew any lease that Lessee has on other
property of Lessor; (b) the right of first refusal or Nrst offer to lease either the Premises or other property of Lessor, (¢} the right to purchase or the right of first refusal
to purchase the Premieas or other property of Lessor,

38.2 Options Personal To Original Lessee. Each Option granted to Lessee in this Lease is personal to the oniginal Lessea, and cannot be assigned
or exercised by anyore other than said original Lessae and only while the original Lessee |s in full possession of the Premises and, if requested by Lessor, with
Leasee certifying that Lessee has no intention of thereafter assigning or subletting.

38.3  Multipie Options. In the event that Lessae has any muttiple Opticns to extend or renew this Lease, a later Option cannot be exercised unless the
prior Options have been validly exercisad.

30.4  Effect of Default on Options.

{a) Leassee shall have no nght to exercise an Ophon (i) dunng the penod commenclng with the gmng of any notice of Default and continuing urtil
sa|dDefﬂunB=ured or {ii-duting-the-pero o o e nE i A = d 4z = o thaaron 3 H

in Breach of this Lease -9

i (n) dunng the time Lessee is

(b) The parlod of nme wnhm w'nmh an Opﬂon may be exen:lsed shall not be extended or enlarged by reason of Lessee’s inability to exercise an
Optlon because of the provisions of Paragraph 39.4{a),

{c} An Option shall terminate and be of no funher force or effect, nurmhstandlng Lessee s due and hrnaly exercise of the Ophon il aﬂer such
exercise and pnor o the cnmmencement of the e)dended te ezaoe-fatle-te-pa s-a-pared-e i :

M&o%ukmﬂf-{m—u Lesaae commats a Braa-ch of this Lease

49, Multiple Buildings. |f the Premises are a part of a group of buildings controlled by Lessor, Lessee agrees that it will observe all reasenable rules and
regulations which Lessor may make from time lo time for the management, safety, and care of said properties, including the care and cleanliness of the grounds and
Including the parking, loading and unlcading of vehicles, and that Lessee will pay its feir share of common expenses incurred in connection therewith.

41. Security Measures. Lessse hereby acknowledes that the renial payable to Lessor hereunder does not include the cost of guard service or other

security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee agssumes all responsibility for the protection of the Premises,

Lessee, its agents and Invitees and their property from the acts of third parties.

42, Reservations. Lessor reserves to itself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rights and
dications that Leasor deams nacessary, and o causa the recordation of parcel mape and restrictions, so long as such easements, rights, dedications, maps and
-strictions do not unresscnably interfere with the use of the Premises by Lessee. Lessee agrees 10 sign any documents reasonably requested by Lessor to

effectuate any such sasement rights, dedication, map or restrictions.

43, Performance Under Protest. |f at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other under the

pravisions hereof, the Party againat whom the cbligation to pay the Money is asseried shall have the right to make payment "under protesl” and such payment shall

not be regarded as a voluntary paymant and thera shall survive the right on the part of said Party to institute suit for recovery of such sum. If i shall be adjudged that
there was no legal obligation on the part of said Party to pay such sum or any part thereol, said Party shall be entitied ta recover such sum or sa much thereof as it
was not legally required to pay,

a4, Aurthority. |f either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease on

behalf of such entity represents and warants that he or she is duly authorized to execute and deliver this Lease on its behalf. Each Party shall, within thirty (30) days

after request, deliver to the cther Party satisfactory evidence of such authority.

45, Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlied by the typewnritten or
handwritten provisiona.

48, Offer. Preparation of this Lease by either Party or their agent and submission of same to the other Party shall not be deemed an offer to lease to the other
Party. This Leasa Is not intended to be binding until executed and delivered by &ll Parties hereto.

47, Amendments. Thig Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As leng as they do not
materially change Lessee's nbligations hereunder, Lessee agrees o make such reasonable non-monetary medificetions to this Lease as may ba reasonably required
by a Lender In connection with the obtaining of normal finarcing or refinancing of the Premises.

48, Muftiple Partles. If more than one person or entity is nemed herein as etther Lessor or Lessee, such multiple Parties shall have joint and several
responsibillty to compty with the terms of this Laase.

49, Mediation and Arbitration of Disputes. An Addendum requiring the Mediaticn and/or the Arbitration of all disputes betwsen the Parties and/or Brokers
ariging out of this Lease [J is £ is not attached to this Lease.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE
EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME

THIS LEASE IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF
LESSOR AND LESSEE WITH RESPECT TQO THE PREMISES.

S (g
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LATES. THE PARTIES ARE URGED TO:

NTENDED USE.

NTIQN: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AMERICAN INDUSTRIAL REAL ESTATE ASSQCIATION OR BY ANY
ROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TC WHICH (T

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

. RETAN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD
NCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE
TRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S

: F THE PREMISES IS LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO BE
1SED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES IS LOCATED,

The parties hereto have executed this Lease at the place and on the dates specified above their respactive signatures,

Executed a: Santa Fe Springs, California

,._on:Novembe: 15, 1999

Executed 8! Santa Fe Springs, California
on: November 15, 1985

LESSOR:

APC Tnvestment Company

By LESSEE:

Associated Plating Acquisition Corp.

By: %‘ﬁ/ WM

B,( Lﬁ—éﬁL—

Mame Printed: Clare Golnick

MNarme an!ed
T:tle:President Title: MW%ML&-’#&L&P
By: N )-IC:;/L-LR—& By
Name Printed: Darrell Golnizk Name Printed-
Thie: Virme Prasida-e Title:

Address _

Telephone [

Facsimile: (775) B27-4479

Federal IDNo. 85-4255188

Address. 116 West Illinois Street, Suite 3
East, Chicageo, IL 60610-4332

Telephone: (312) 32— 17 -~i(pod

Facsimite: (312) 223 2349 /X463
Federat iD No

NOTE: These forms are often modified to meet the changing requirements of law and industry needs. Always write or call to make sure
you are utilizing the most current form: AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION, 700 Sa Flower Street, Suite 600,
Los Angeles, Califarnia 90017 (213) 687-8777. Fax No. (213) 687-8616

Page 15 of 18
@1897 - American Industrial Real Estate Assaciation REVISED FORM STN.6-237E



SUPPLEMENTAL ADDENDUM TO STANDARD INDUSTRIAL/COMMERCIAL
SINGLE-TENANT LEASE--NET

This Supplemental Addendum to Standard Industrial/Commercial Single-Tenant Lease--
Net dated as of November 15, 1999 is entered into by and between APC Investment Company,
a California corporation ("Lessor") and Associated Plating Acquisition Corp. a Delaware
corporation ("Lessee").

52.  CONDITION OF PREMISES. Lessor has made available to Lessee for inspection
at Lessor's offices and for copying true and complete copies of all environmental studies or
assessiTients or reports in its possession or prepared for the benefit of Lessor or its affiliates which
relate 1o the condition of the Premises or the Building or the land upon which the Premises are
located. The warranties of Lessor contained in Paragraph 2.2 shall continue for the term of the
Lease with respect to the all structural components of the building. With respect to the structural
components of the Building, the warranties of Lessor contained in Paragraph 2.3 shall continue
during the term of this Lease and the time limit on notices by Lessee as well as the liability for
costs imposed upon Lessee with respect to non-compliance are hereby deleted. If required by
governmental authorities, Lessor shall be responsible for all costs necessary to bring the Building
and Premises into compliance with all applicable building codes and regulations including health
and safety codes, fire codes, seismic safety codes, and accessability laws (collectively
"Governmental Requirements”) existing as of the Commencement Date, provided that if Lessor's
share in any calendar year exceeds the amount of annual rent payable for such year, then Lessor
may upon 90 days notice to Lessee elect to terminate the Lease unless Lessee agrees to reimburse
the amounts which are in excess of such annual rent amount. With respect to Governmental
Requirements adopted after the Commencement Date, the parties shall share the cost in accordance
with Paragraph 2.3 (b), subject to the right of Lessee to cancel the Lease upon written notice to
Lessor in the event Lessee's share of all such items for any calendar year exceeds $15,000.00.

53,  ENVIRONMENTAL AND COMPIJANCE. Nothing contained in Paragraph 6.2
shall release or limit the liabilities of Lessor or affiliates of Lessor arising under agreements
entered into in connection with the acquisition by Lessee of the assets of Associated Plating
Company (the "Acquisition”). The right of Lessor to terminate the Lease contained in Paragraph
6.2 (g) is hereby deleted. Paragraph 6.3 is modified to provide that Lessee must conduct its
business in compliance with the Applicable Requirements, but will not be required to make or
be responsible for the cost of structural changes to the Premises, except to the limited extent
provided in Paragraph 52 with respect to Governmental Requirements adopted after the
Commencement Date. Paragraph 6.4 is modified to require reasonable notice (except in an
emergency) before Lessor enters the Premises.

54. REPAIRS. Except for repairs or replacements which are not an Insured
Loss and which result from the gross negligence or wilful misconduct of Lessee, Paragraph 7.1
is hereby modified to provide that Lessee shall have no responsibility (and Paragraph 7.2 is hereby
modified to provided that Lessor shall be responsible) for making any structural repairs or
replacements to the building including its foundation, exterior walis, footings, or other supporting
structural elements. The cost of roof repairs and replacements shall be considered a Capital



Expenditure and shall be shared between Lessor and Lessee in the manner specified in Paragraph
2.3 (b) provided that Lessee's share in any calendar year shall be limited to $5,000.00. Paragraph
7.2 is modified to provide that if Lessor fails to timely make repairs and replacements necessary
for the reasonable use of the Premises (other than repairs and maintenance which is the

responsibility of Lessee), then Lessee shall have the right (but not the obligation) to make such
repairs at Lessors expense and to be reimbursed by Lessor upon ten (10} days written notice for
all reasonable costs and expenses incurred by Lessee in making such repairs and replacements.

55. IM VEMENTS TO T h S AND ALTERATIONS.

Paragraph 7.4 (b} is hereby modified to provide that at the end of the Lease Term Lessee shall not
be required to remove any improvements, Alterations (whether or not Lessee Owned), fixtures
or Utility Installations which are installed by Lessee with the written consent of Lessor unless
Lessor expressly conditioned its consent upon the requirement that Lessee remove the addition or
alterations upon the expiration of the Lease term. Lessor hereby agrees that Lessee may make
such alterations to the Premises as may be required for its business, provided there is no damage
to the structural integrity of the building by reason of such alterations.

56. INDEMNITY. The indemmnity by Lessee contained in Paragraph 8.7 shall
not apply to any loss or claims arising from any breach by Lessor of its obligations contained in
the Lease. Lessor hereby agrees to give Lessee prompt notice of any claims which may be subject
to this indemnity and Lessee shall have the opportunity to defend (and settle) such claims with
counsel of its choice, subject to the reasonable approval of Lessor. Lessor hereby indemnifies
Lessee upon the terms contained in Paragraph 8.7 with respect to the activities of Lessor, its
agents, employees and contractors in the Common Areas or Premises including any breach by
Lessor of its obligations under the Lease. Paragraph 8.8 is hereby modified to exclude from the
Lessor's exemption from liability, any loss, cost, damage or claim resulting from the negligence
or willful misconduct of Lessor or its agents, employees or contractors, or resulting from breach
by Lessor of its obligations under the Lease.

57.  CASUALTY. Since Lessor shall have the right to approve the amount and
carrier of the required Insurance, Paragraph 9.2 and Paragraph 9.3 are hereby modified to
provide that the sole and exclusive liability of Lessee for repair and replacement costs following
an Insured Loss shall be to pay the amount of the deductible under the policy. Lessor shall be
responsible for all other costs and expenses of the repair and restoration, subject to Lessor's right
to terminate the Lease pursuant to Paragraph 9.4 or 9.5. The limitation on abatement contained
in Paragraph 9.6 (a) to the amount of rent loss insurance proceeds is hereby deleted in its entirety.
Paragraph 9.6 (b) is hereby modified to provide that anything in the Lease to the comtrary
notwithstanding, if for any reason (including reasons beyond the control of Lessor) the building
and Premises are not fully restored within one (1) year following a fire or other casualty, then
Lessee shall have the right to terminate the Lease as of the date of the casualty by giving Lessor

a written notice of termination at any time prior to the completion of the repairs and restoration
of the Premises.
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58. ASSIGNMENT AND SUBLEASING. Paragraph 12.1 is hereby modified
to delete 12.1 (b) and (c) in there entirety and to provide that Lessee may, without the necessity
of obtaining the consent of Lessor, at any time and from time to time, assign this Lease or
sublease the Premises (or a part thereof) to any person, firm or corporation (hereinafter a
"Permitted Transferee"): (i) that is owned by or controlled by Lessee, or (ii) that is owned either
directly or indirectly by or is controlled by the principal shareholder or shareholders of Lessee (or
if Lessee becomes a limited liability company or partnership by its members or partners), or (iii)
that has acquired all or substantially all of the assets or business of Lessee at the Premises, or its
shares, or membership or partnership interests, whether by purchase or merger, or (iv) to a third
party lender receiving a security interest in the Lease and to any party acquiring title by the
foreclosure of such security interest or by a deed in lien of foreclosure including any party
acquiring title from such lender. Upon any transfer to a Permitted Transferee, Lessee shall notify
Lessor of such transfer and the transferee shall be deemed to have assumed the Lease and all
obligations of Lessee arising from and after the transfer. It is further agreed that the original
Lessee shall not be released by reason of a transfer to a Permitted Transferee and the Permitted
Transferee's assumption of the Lease. The provisions of Paragraph 12.1 and 12.2(e) shall not be
applicable to any assignment or sublease to a Permitted Transferee. The consent of Lessor shall
be required for any assignment or sublease to a party other than a Permitted Transferee which
consent shall not be unreasonably withheld, The consent shall be deemed given within twenty (20)
days after Lessee furnishes Lessor with a written request for consent which provides Lessor with
the name and address of the proposed assignee or sublessee, the new proposed use, current
financial information concerning the transferee and such other information as Lessor shall
reasonably request, unless Lessor shall within such twenty (20) day period advise Lessee in detail
of the basis upon which consent is withheld. Paragraph 12.1 (d) shall not be applicable unless
Lessor has a reasonable basis for rejecting a proposed assignee or sublessee for which consent is
required. Paragraph 12.2 (e) is hereby modified to provide that Lessee shall only be required to
reimburse Lessor for the reasonable cost of outside counsel o review sublease or assignment
consent documents in accordance with the provisions of Paragraph 12.2 (e} and shall not be
required to pay Lessor a fee for obtaining its consent.

59.  GUARANTOR. The Guaranty shall be in the form attached hereto.
Paragraph 37.2 is hereby deleted in its entirety.

60.  OPTIONS. Paragraph 39.2 is hereby modified to provide that the Options
shall not be personal to Lessee and may be assigned to any Permitted Transferee or any third party
in connection with a sublease or assignment of the Lease which has been consented to by Lessor.

61. GENERAL.
(1)  Counterparts. The Lease may be executed and delivered in any

number of counterparts, each of which, when executed and delivered, shall constitute an original,
and all of which together shall constitute one and the same agreement.
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62. Non-Disturbance and Recognition. Lessor represents and warrant to Lessee
that there is presently no mortgage or trust deed outstanding with respect to the real estate
constituting the Premises and accordingly it is unnecessary to obtain a Non-Disturbance and
Recognition Agreement. Any subsequent mortgages or trust deeds shall be subject to Paragraph
30 of the Lease

This Supplemental Addendum is executed as of the day and year above
written.

LESSEE:

Associated Plating Acquisition Corp.
a Delaware corporation

, (24 S

I‘ti Agat- Sccrc—ft-—a,

By:

Its:

LESSOR:

APC Investment Company, a California corporation

By: %ﬁ// %ﬂ;é

Clare Golnick, President
/_"\\ J/—‘\

By: MLM

Darrell Golnick, Vice President
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RENT ADJUSTMENT(S)

STANDARD LEASE ADDENDUM

Dated november 15, 19%%

By and Between (Lessor) APC Investment Company, a California
corporation

(Lessee)associated Plating Acquisition Corp.,
a Delaware corporation

Address of Premises:9636 Ann Street, Santa Fe Springs, CA 90670

Paragraph 50

A RENT ADJUSTMENTS: )
The monthly rent for each month of the adjustment period(s) specified below shall be increased using the method(s} indicated below:
{Check Mathod(s) to be Used and Flll In Appropriately}

¥ L cCostofLiving Adjustment(s) (COLA)
a. On(FillIn COLA Dates): December 1, 2004

2 Base Rent shall be adjusted by the change, if any, from the Base Month specified below, in the Consumer Price Index of the Bureau of Labor Statisties of the
U.S. Department of Labor for {select one):[J CPI W (Urban Wage Eamers and Clerical Workers) or B CPI U (All Urban Consumners), for (Fill In Urban Area): Los
Angeles-Riverside-Orange County, CA , All tems
(1982-1904 = 100), herein raferred to as "CPI",

b.  The monthly rent payable in accordance with paragraph A.l.a. of this Addendum shall be cakulated as follows: the Base Rent set forth in paragraph
1.5 of the attached Lease, shail be multiplied by a fraction the numerator of which shall be the CP| of the calendar month two months prior to the month(s) specified
in paragraph A.l.a. above during which the adjustment is to take effect, and the denominator of which shall be the CFI of the calendar month which is two manths
prior to (salect one): B the first month of the term of this Lease as set forth in paragraph 1.3 ("Base Month"} or [ (Fill in Gther "Base Month"):

. The sum so calculated ghall constitute the new manthly rent hereunder, but in ne event, shall any such new monthly rent be
less than the rent payable for the month immediately praceding the rant adjustmant,

c. Inthe event the compilation andfor publication of the CPI shall be transferred to any other governmental department or bureau or agency or shall be
discontinued, then tha index most nearty the same as the CPl shall be used to make such calcutation. In the event that the Parties cannot agree on such alternative
index, then the matter shall be submitted for decigicn to the American Arbitration Association in accordance with the then rules of said Association and the decision
of the arbitrators shall be bincing upen the parlies. The cost of said Arbitration shall be paid equally by the Parties.

O 1. Market Rental Value Adjustment(s} (MRV)
a. On (Fill iIn MRV Adjustment Date(s):

the Base Rent ahall be adjusted to the "Market Rental Value” of the property as follows:

1) Four months prior to sach Market Rental Valug Adjustment Date descnbed above, the Parties shail attempt to agree upon what the new MRV will
be on the adjustment date. If agreement cannot be reached within thitty days, then:

(a) Leasor and Leasee shall Immedistefy appoint a mutually acceptable appraisar or broxer to establish the new MRV within the next thirty days.
Any aasociatad costs will be split equally between the Partles, or

itials: Initials: dﬁ
— K27t
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{t) Both Lessor and Lessee shall aach immediately make a reascnable determination of the MRV and submit such determination, in writing, to
arbiiration in accordance with the following provisions:

(i) Within fifteen days thereafter, Lessor and Lessee shall each select an [0 appraiser or [ broker ("Consult_ant" - check one) of their
choice to act as an arbitrator, The two arbitrators 5o appointed shall immediately select 8 third mutually acceptable Consultant to act as a third arbiirator.

(i) The Three arbitrators shall within thirty days of the appointment of the third arbitrator reach a decision as to what the actual MRy for the
Premises is, and whether Lessor's or Lessee's submitted MRV |s the closest thereto. The decision of a majority of the arbitrators shall be knding on the Parties. The
submitted MRV which is determined to be the closest to the actual MRV shall thereafter be used by the Parties.

(iii} If either of the Parties fails to appoint an arbitrator within the specified fifteen days, the arbitrator timely appointed by one of them shall
reach a decislon on his or har own, and said decision shall be binding on the Parties.

(iv) The entire cost of such arbitration shall be paid by the party whose submitted MRV is not selected, ie. the one that is NOT the closest
to the actual MRV,

2) Notwithstanding the foragoing, the new MRV shall not be less than the rent payable for the month immediately preceding the rent adjustment.

b. Upon the establishment of each New Market Rental Value:
1) the new MRV will become the new "Base Rent” for the purpose of calculating any further Adjustments, and
2) the first month of each Market Rental Value term shall becorne the new 'Base Month' for the purpose of calculating any further Adjustments.

O . Fixed Rental Adjustment(s) (FRA)

The Base Rert shall be Increased to the following amounts on the dates set forth below:
On {Fillin FRA Adjustmert Date(s)): The New Base Rent shall be:

3

L]
$
$

B. NOTICE:

Uniees specified olherwise herein, notice of any such adjustments, other than Fixed Rental Adjustments, shall be made as spacified in paragraph 23 of the
Leage.

C. BROKER'S FEE:
The Brokers specified Iy paragraph 1.10 shall be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease.

l

“ ~itlals: Initlals: é—; E
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OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

Dated November 15, 1999

By and Between (Lessor) Apc Investment Company, a Califcrnia
corporation

(Lesso@)rssociated Plating Acguisition Corp.,
a Delaware corporation

Address of Premises:9636 Ann Street, Santa Fe Springs, CA 90670

Paragraph 51

A. OPTION(S) TO EXTEND:

Lessar heraby grants to Lessse the option 1o extenc the term of this Leasa for one (1) additional 60 month period(s)
commencing when the pricr term expirea upen each and all of the following terms and conditions:

{l) Inorder to exercise an option to extend, Lessee must give written notice of such election to Lessor and Lessor must receive the seme at least

3 but ngt more than 12 months prior to the date that the option pericd would commence, time baing of the essence. If proper notification of the
exercise of an oplion is not given and/or received, such option shall automatically expire. Options {if there are more than one) may only be exercised consecutively,

(i} The provisions of paragraph 39, inciuding those relating to Lessee’s Default set forth in paragraph 39.4 of this Lease, are conditions of this Option.

(li) Except for the provisions of this Lease granting an option or options te extend the term, all of the terms and conditions of this Lease except where
spacifically modified by this option shall apply.

(iv) This Option is personal to the original Lessee, and cannot be assigned or exercised by anyone other than said original Lessee and only while the
onginal Lesses s in full possession of the Premises and without the intention of thereafter assigning or subletting,

(v) The monthly rent for each month of the option period shall be calculated as follows, using the methed(s) indicated below:
(Check Method(s) to be Ueed and Fill in Appropriately)

M 1. Costof Living Adjustment(s) (COLA)
a, On(Fillin COLA Dates). December 1, 2009

i

the Basa Rent shall be adjusted by the change, if any, from the Base Morth specified balow, in the Consumer Price Index of the Bureau of Labor Statistics of the

U.5. Department of Labor for (select one): I CPl W (Urban Wage Eamers and Clerical Workers) of B CPI U (All Urban Consumers), for (Fill in Urban Area):
Los Angeles-Riverside-Orange County, CA
All ltems (1982-1884 = 100}, herein rafered to as "CPL".

b.  The monthly rent payable in accordance with paragraph A.la. of this Addendum shall be calculated as followa: the Base Rent set forth In paragraph 1.5 c_:f
the attached Lease, ehail be multiplied by a fraction the numerator of which shall be the CPI of the calendar month twa menths prior to the month(s) specified in
paragraph A.l.a. above during which the adjustment is to take effect, and the denominatar of which shall be the CP| of the calendar month which is two months prior

to (select one): EJ the first month of the term of this Lease as sat forth i paragraph 1.3 ["Basa Month™) or (I {Fill in Other "Base Month"):

. The sum so calculated shall constitute the new monthly rerit hereunder, but in ne event, shall any such
new monthly rent be less than the rent payable for the month immediately preceding the rent adjustment,

¢.  In the event the compilation and/or publication of the CPI shall be transferred to any other governmental department or bureau or agency or shall be

_-Antials: Initials: § E
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discontinued, then the index mosat nearly the same as the CP| shall be used (v make such calculation. inthe event that the Parues cannot agree on such ahernlat!vc
index, then the matter shail be submitted for decigion ta the American Arbitration Association in eccordance wilth the then rules of said Associstion and the decisior
of the arbitrators shall be binding upon the parties. The cost of sald Arbitration shall be paid equally by the Parties.

O n.  Market Rental Value Adjustmeni{s} {MRV)
3. On (Fill in MRV Adjusiment Date{s))

tha Bage Rent shail be adjusted to tha "Market Rantal \Vaiua" of the praperty as faliows:

1) Four montha prior to each Market Renlal Value Adjustment Date dascribed above, the Parties shall atternpt to agree upon what the new MRV will be on
the adjustment date. If agreament cannot be reached, within thirty days, then:

(8) Lessor and Lessae shall immediately appoint a mutually acceptable appraisar or broker to establish the new MRV within the next thirty days. Am
aesociated costs will be apiit equally between the Parties, of

(2) Both Lessor and Lessee shall each immediately make a reasonable delermination of the MRV and submit such determination, in writing, to
arbitration in accordance with the following provisions:

(i) VWihin Nifteen days thereafier, Lessor and Lessae shall each select an [ appraiser or [ broker ("Consultant” - check one) of their chaice
to act as an arbitrator, The two arbitrators so appointed shall immediately select a third mutually acceptable Consultant to act as a third arbitrator.

(i The three arbitrators shall within thirty daye of the appointrment of the third arbitrator reach a decision as to what the actual MRV fur' the
Fremises is, and whether Lessor's or Lessee's submitted MRV is the clogest thereto. The decision of a majority of the arbitretors shall be binding on the Parties.
The submitted MRV which ia determined to be the closest to the actual MRV shall thereafter be used by the Parties.

(iii) If either of the Partias fails to appoint an arbitrator within the specified fifteen days, the arbitrator timely appointed by one of them shall reach
a decision on his or her cwn, and said decision shall be binding on the Parties. '

(iv) The entire cust of such arbitration shail be paid by the party whoss submitied MRV is not selected, ie. the one that ia NOT the clogesl to the
actual MRV.

2) Notwithslanding the foregeing, the new MRV shall not be less than the rent payable for the month immediately preceding the rent adjustment.

b.  Upon the establishment of sach New Market Rental Vaiue;

1) the new MRV will becoma the new "Base Rent” for the purpose of caiculating any further Adjustments, and )
2) the first month of each Market Rantal Value term shali become the new "Base Month” for the purpose of calculating any further Adjustments.

O . Fixed Rental Adjustment(s) (FRA)
The Base Rent shail be increased to the following amounts on the dates set forth below:

On {Fill In FRA Adjustment Date(s)): The New Base Rent shail be:
$
3
L1
$
B. NOTICE:

Unless specified otherwise harein, notice of any rental adjustments, other than Fixed Rental Adjustments, shall be made as specified in paragraph 23 of the
Lease.

C. BROKER'S FEE:
The Brokers specified in paragraph 1.10 shall be paid a Brokarage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease,

fnitials: Initials: % %
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AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION
GUARANTY OF LEASE

WHEREASAEC Investment Company, a California corporation . hereira fier
‘Lessor’, and Associated Plating Acquisition Corp., a Delaware corporation . hereinafter
“Lessee”, are about to execute a document entitled "Lease” dated November 15, 1999 concerning the premises commonly Known as

9636 Ann Street, Santa Fe Springs, CA 90670
wherein Lessor will iease the premises to Lessee, and

WHEREAS, Ccnnector Service Corporation, a Delaware corporation
hereinafter "Guarantors™ have a financlal interest in Lessee, and

WHEREAS, Lessor would not execute the Laase if Guarantors did not execute and deiiver to Lessor this Guarantss of Lease.

NOW THEREFCRE, in censideration of the execution of the foregoing Lease by Lessor and as a matenal inducement to Lessor to execute said Lease,
Guarantors hereby jointly, severally, unconditionally and irevocably guarantee the prompt payment by Lessee of all rents and all other sums payabie by Lessee under

said Leasa and the faithful and prompt performance by Lessee of each and every one of the tarms, condilions and covenants of said Lease to be kept and performed
by Lessge.

It Is specifically agreed that the terms of the foregaing Lease may be modified by agreement between Lessor and Lessee, or by a gourse of conduct, and

said Lease may be assigned by Leasor or any assignee of Lessor without consent or nolice to Guarantors and that this Guaranty shail guarantee the performance of
said Lease as so modified.

Thie Guaranty shali not be releasad, modified or affected by the failure or delay on the part of Lessor to enforce any of the rights or remedies of the Lessor
urcier said Lease, whether pursuant to the terms thereof or at iaw or in equity.

No notice of defaull need be given to Guarantors, i being specifically agreed that the guarantee of the undersigned is a continuing guarantee upder which
Lessar may proceed Immediately against Lessee and/or against Guarartors following any breach or defeult by Lessee or for the enforcernent of any rights which
Lesaor may have as against Lessee under the terms of the Lease or at law or In equity.

Lessor shall have the right to preceed agalnst Guarantors hereunder following any breach or default by Lessee without first proceeding against Lessee and
without previous notice to or demand upon etther Lessee or Guarantors.

Guarsntore hereby waive (a) notice of acceptance of this Guaranty. (b) demand of payment, presentation and protest, (c) all right to assert or plead any
statute of limitations relating to this Guaranty or the Lease, (d) any right to require the Lesscr to proceed against the Lessee or any other Guarantor or any other
person or entity iiabie to Lessor, (e} any right to require Lessor to apply lo any defautt any security deposit or cther security # may held under the Lease, (f) any nght
to require Lessor to proceed under any other remedy Lessor may have before proceeding agalnst Guarantors, {g) any right of subrogation.

Guarantors do heteby subrogate all existing or future indebtedness of Lessee to Guarantors to the obligatiors owed to Lessor under the Lease and this
Guaranty.

if a Guarantor is married, such Guarantor expressly agrees that recourse may be had against his or her separate property for all of the cbligations
hereunder,

The obligaticns of Lesees under the Lease to execute and deliver estoppei statements and financial statements, as therein provided, shall be deemed to
also require the Guarantors hereunder to do and provide the same.

The term “Lessor” refers to and means the Lessor named in the Lease and also Lessors successors and assigne. So long as Lessor's interest in the
Lease, the leased premises or the rents, issues and profits therefrom, are subject to any morigage or deed of trust or azsignment for security, no acquisition by
Guarantors of the Lessor's interest shell affect the continuing obligation of Guarantors under this Guaranty which shall nevertheless continue 1n full force and effect
for the benefit of the mortgages, baneficiary, trustee or assignee under such mortgage, deed of trust or assignment and thair successors and assigns.

The term "Lessee” refers lo and means the Lessee named in the Lease and also Lessee’s successors and assigns.

In the event any action be brought by said Lessor against Guarantcrs hereunder lo enforce the obligation of Guarantors hereunder, the unsuccessful party
such action shail pay 1o the prevailing party therein a reasonable attorney's fee which shall be fixed by the court.

Page 10f2
©18986 - American Industriasl Real Estate Association FORM GR-1-12/96E

REVISED



If at anmy time Guarantor no longer owns and controls Lessce, then the Guraranty shal be deemed modified to provide that Lessor shall
contemporangously furnleh a copy to Guarantor of all rotlces and demande provided by Lessor To Lessee under the Lease. Upon termination of the
Lease following a default by Leseee, Guarantor shall be entitled to a new direct leaee for the remaining term upon all of the terme of The Terminated
Lease, provided Guarsntor cures all of Lessee's monetary defaults. At such time as Guarantor no longer owns and controls Leesce, Guarantor shall

“* be iiable To the extent that the Lease s thereafter modified if the modification increases the rent, extends the term or otherwise incréasge the
dlities of Leesee, unlees Guarantor has approved such amendment in writing.

It this Form has been filled in, it has been prepared for submission 1o your atiorney for his approval, No representation or recommandation
is made by the American Industrial Real Estate Association, the real estate broker or its agents or employees as (o the legal sufficiency, legal
effect, or tax consequences of this Form or the transaction relating thereto.

Executed st Chicago, Illinois Connector Service Corporation

onNovember 15, 1999 By: ( / AL -
Address 116 West Illinois Street, Suite 3 Presiberre Ao caedl Gy rarattfnr?
Fast, Chicago, IL 60610-4532 "GUARANTORS"
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Document 9-2
Lease Modification

(Lease between APCIC and APCI)


















Associated Plating Company, Inc. Facility
Subsurface Investigation Report

URS Project No. 59-00115133.01

April 23, 2002

Soil samples collected were analyzed for volatile organic compounds (VOCs) by EPA
Method 8260B and for total petroleum hydrocarbons, carbon chain Cg through Cag, by
EPA Method 8015M. In addition, per the Workplan, a select group of samples were
analyzed for pH by EPA Method 9040/9045, Title 22 Metals by EPA Method 6010/7000,
semi volaiile organic compounds by EPA Method 8270C, and Cyanide by EPA Method
9014. The groundwater sample was analyzed for VOCs. The following is a summary of

lahoratory results:

» (Cyanide was not present in subsurface soils at the locations sampled;

e Meltals and pH were within acceptable levels at the locations sampled and were
similar to hackground levels;

¢ Chlorinated VOCs that inciuded tetrachioroethene (PCE), trichloroethene (TCE), cis-
1,2-dichloroethene (cis-1,2-DCE), trans-1,2-dichloroethene (irans-1,2-DCE), 1,1-
dichloroethene (1,1-DCE), 1,1-dichioroethane (1,1-DCA), vinyl chlornde (VC),
1,1,2,2-tetrachloroethane (1,1,2,2-TTCA), bromodichloromethane (BDCM), and

chloroform were present in shallow on-site soils;

+ Vinyl chloride was the only chierinated VOC constituent detected in the groundwater

sample;

» TPH, including volatije fuel constituents benzene, ethylbenzene, xylenes and toluene
(BTEX), n-butyl-benzene, sec-butyl-benzene, teri-butyl-benzene, isopropyl-benzene,
n-propyl-benzene, 1,3.5-trimethylbenzene, 1,2,4-trimethylbenzene, p-isopropyl-

toluene. and naphthalene were detected in soils; and

¢ Fuel constituents were detected in groundwater.
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Further Investi gation Workplan
Associated Plating

EPA ID #CADO43079110

URS Project No. 22-00000149.00
October 24, 2001

Pape 5

2.1.3  Background Investigation

Due to an historic acid spill, Boring 9 is proposed within the chemical storage area
adjacent to the south wall (property boundary. Soil sampies will be collected at
approximately 0.5 to 1.0 foot and 4.5 to 5.0 feet bgs. If necessary, sampling depths will
be adjusted based on visual indications of impact, The (0.5 and 5 foot samples will be
analyzed for pH and VOCs.

ackground berings are proposed. Background 1 is proposed for the landscape in
e rront of the business, Background 2 is proposed for the employee parking area, and
BECkgl'O'Llﬂd 3 is pmpOSﬂd for the werant Int adiarsnt tn the narking area Spjl Sampleg
will be collected at approximatel 10.0 feet bgs.
If necessary, sampling depths Wi v aujuoivu veswn v viouw swewuwe 8 OF impact.
Groundwater is not expected to be encountered.

Soil samples will be transported to a Califomnia State Cenified Analytical Laboratory for
chemical analysis. All soil samples collected will be analyzed for pH, California metals,
VQCs, and cyanide.

2.2  Sampling Methods and Procedures

This section describes the methods and procedures that will be used to collect soil
samples. All samples will be handled in accordance with approved procedures specified
in Sections 2.4 to 2.6. Sample containers and volumes, as well as preservatives and
holding times, are presented in Table 2,

2.2.1 Health and Safety

Prior to implementing the field investigation, field personnel will be required to review
and sign a site-specific, URS-prepared, Health and Safety Plan (HSP). The HSP is
designed to: (1) identify and describe potentially hazardous substances that may be
encountered dunng field activities; (2) specify protective equipment for onsite activities;
(3) specify personnel decontamination procedures; and (4) outline measures to he
implemented in the event of an emergency. The HSP will provide site-specific scopes of

GADa 0 Projean§3-001 1513301 Associned S Fe Springs Rem Inv\ WorkplogtAnncare SF Warkphan - Fial 18- 28-01.d0c
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